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ABSTRACT
Following the economic crash of 2008, the rapid expansion of platform capitalism
and the recruitment of others to work for themselves using a company’s platform, has led
to a ‘paradigm shift’ in which a sharing economy business model has enabled small
entrepreneurial endeavors to become industry giants (Srnricek, 2017). One such platform,
Airbnb, has created a new, informal tourism accommodation sector that is bringing with
it questions of regulation and community impact. Airbnb regulation thus is a growing
national and international trend affecting cities of all sizes and forcing policy response
and change at the local government level. Current trends suggest the growth of Airbnb in
popular downtown neighborhoods in cities with international tourism appeal is creating
new policy questions, gentrification pressures, and overall community impacts that
necessitate further study. As policymakers seek to minimize impacts on neighborhood
character and housing availability while still harnessing economic activity generated by
the platform, the regulatory debate is bringing new challenges as laws designed around
traditional tourist accommodations have become outdated and largely do not apply to the
short-term rental market enabled by Airbnb. With multiple stakeholders involved,
conflicting interests present further challenges to creating policy that best protect the
interests of all those involve while safeguarding local communities (Nieuwland & Van
Melik, 2018; Park, 2019) making regulation difficult to pass and even more challenging
to enforce. As cities struggle to react to the rapid growth of the short-term rental market,
this research examines existing policies, policy processes, and perceived community
impacts of the short-term rental market in urban communities with high densities of STR
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units in order to inform local decision-makers and stakeholders in the formation of future
policy decisions. Overall, the findings of this research provide a deeper understanding of
the policy environment and local community level impacts being experienced in cities
where tourism is part of the economic engine. Part one of the study employed a policy
scan of fifteen US cities. Findings present five emergent themes found consistently from
policies including, Purpose of Regulation, Definitions, Licensing, Registration &
Application Requirements, Operational Requirements, and Enforcement. Part two of this
study presented a case study of Nashville, TN providing real-life context to the
implementation of the policy themes determined in part one. Part two specifically
examines stakeholder experiences and perceptions of the policy process, design, and
factors leading to the passage and subsequent revisions of short-term rental regulations in
the city. The results highlight the many factors impacting cities as they seek to manage
the growth of the short-term rental market and the development and implementation of
effective policy in the urban environment. The findings of this study also reveal common
themes and potential best practices for cities as they try to create stronger communities
for their residents and visitors alike.
Keywords: Sharing economy, Airbnb, Short-term rentals, Gentrification, STR Policy
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CHAPTER ONE
INTRODUCTION
The heart of American culture begins in our communities. Our strongest identities
are formed around those with whom we share closeness through common attitudes,
beliefs, interests, and goals. Community is not a place, an organization, or information
found online, but real feelings and relationships formed and maintained by people.
Traditionally, community has been defined by geographic space (Sharpe, Yuen, & Mair,
2016). The importance of place cannot be understated as strong attachments and bonds
between people are often connected to residential status or locale (Cross 2001; Hay,
1998).
However, over time, views of community have shifted, and traditional definitions
no longer fully explain or encompass the types of relationships that exist amongst groups
of people who share common interests, perspectives, and values (Edginton, et.al., 2017).
As Smith (2001) suggests, community is defined not only by location or place, but also
by interest and sense of belonging. Interests bring people together into “elective”
communities organized around common characteristics such as religious beliefs, leisure
participation, occupation, or ethnicity. Sense of belonging provides opportunities to build
social and cultural connection within the boundaries of the broader group linking people
together in ways that allows them to feel a part of something that is meaningful and
bigger than the individual self (Edginton, et.al., 2017; Sharpe, Yuen, & Mair, 2016;
Smith, 2001). Yet, community as it can be defined within a location and geography,
remains an important facet in defining and structuring daily life; thus, it remains critical

1

to explore the ways that communities are shaped and how that effects the notions such as
place attachment, sense of belonging, and sense of community within them.
When combined, place, interest, and sense of belonging foster stronger social
capital amongst group members promoting a social connectedness, trust, and solidarity
that engages people and allows them to pursue shared objectives more effectively
(Acedo, Painho, & Casteleyn, 2017; Edginton, et.al., 2017; Putnam, 2000; Sharpe, Yuen,
& Mair, 2016). Overall, members of a community share a sense of trust, safety, and
caring for each other with an individual and collective sense that they can influence the
social and cultural forces which shape the lives of those living within the group and in the
broader population (McMillan, 1986; McMillan 1996). Bonds formed in community offer
purposeful interactions and shared histories which create a powerful influence, equitable
treatment, and a collective voice of all members living within the boundaries of a
community (Sharpe, Yuen, & Mair, 2016).
In many cities across the world, leisure participation is seen as a positive force for
such development with a vital role in enhancing the quality of life within an area (Pedlar,
1996). Community development aims to involve people in the process of social and
economic change, foster communication that promotes solidarity, and improves the
social, cultural, and economic well-being of community residents (Arai & Pedlar, 1997;
Jakobcic & Stokowski, 2019). Leisure experiences provide an avenue for participation in
communities that involves people coming together for common and public good in green
spaces, sporting events, festivals, concerts, travel, volunteering, and the arts among other
things (Arai & Pedlar, 2003; Oh, Richardson, & Lacher, 2016). Such participation is a
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key factor in building strong bonds of community through the creation of environments
that foster connection and lead to a stronger sense of belonging, group cohesion, trust,
and togetherness among community members (Jakobcic & Stokowski, 2019; Wilson,
2016). These bonds are created through people’s shared histories, places, and experiences
offered, in part, through leisure participation. By feeling a part of something bigger than
oneself, individual and community self-determination is cultivated, a key factor in
developing healthy and sustainable communities (Blackhart et al., 2011). But even
further, what should be noted is that the cultivation of leisure opportunities within the
community is directly connect to quality of life; that is, when it comes to improving
quality of life and developing a sense of community, achievements in this can be most
evident in parks, events, community festivals, art and culture, public spaces, heritage
attractions, etc. – all of which serve to enhance resident quality of life.
Given this, it may not be surprising that residents should be a part of the planning
and development processes that improve quality of life and build sense of community –
indeed, residents are the most directly affected by these initiatives. Thus, as governments
now recognize citizen participation and civic engagement as an important aspect of the
community development and overall quality of life, people are being given greater
opportunities to take part in the planning and decision-making about their community
(Acedo, Painho, & Casteleyn, 2017) through participatory governance. The practice of
participatory governance empowers citizens to participate in a meaningful way in the
decision-making process allowing for the creation of policy that more closely represents
the concerns and priorities of residents and stakeholders at the local level (Civicus, 2020).
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Participatory governance intentionally engages citizens in the deliberative practices
thereby empowering residents to participate in a more democratic process by creating
opportunities for dialog with local officials (Fischer, 2006; Galukande-Kiganda & Mzini,
2019) giving them influence over desired outcomes (Civicus, 2020). Participation can
take many forms but active engagement with the institutions and organizations with
decision-making authority are key to the belongingness and self-determination described
earlier. Allowing individuals to participate in planning processes impacts feelings of
confidence and competency, allows for a decreased sense of helplessness and alienation,
and increases an individual’s sense of community and empowerment among residents
(Acedo, Painho, & Casteleyn, 2017; Arai & Pedlar, 1997).
Also important to understanding community development is the consideration of
what individual communities perceive as a positive change and how tolerant a
community may or may not be to the processes of change. How communities accomplish
the desired community vision requires understanding individual community cultural and
social constructs that help answer questions around what changes matter, whose values
and interests are most influential in the process, and what similarities and differences
exist within the vision of ‘good’ amongst community stakeholders (Sharp, Mair, & Yuen,
2016; Sumner & Tribe, 2008). Community development at its strongest is concerned with
a fair distribution of resources and seeks advantages especially to those who are
underrepresented or underserved (Rawls, 1999). In short, the practice of community
development means working to ensure solidarity and agency are protected and fostered
among all members of a group (Sharp, Mair, & Yuen, 2016). However, one cannot
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discuss community development without a mention of economic development. These two
forces intersect and there are arguably relationships between the factors that influence the
success of both of these, along with overlap of shared factors of influence.
Economic development is generally known as a process by which the economic
well-being and quality of life of a local community are promoted through the
mobilization of human capital, financial capital, physical capital, and natural resources
towards the expansion of job opportunities, income, and the local tax base (AEDC, 1984;
Phillips, 2016). Narrow views of economic development have historically focused more
on activities that promote economic growth at the expense of wider development
considerations (Shaffer, Deller, & Marcouiller, 2006). News stories about states trying to
recruit big firms with the promise of many jobs remain common but so are stories of
communities that are growing with local arts, events, and small business development.
More people and place-focused practices of economic development, endogenous growth
theory, have grown in the past several decades (He, et.al., 2019; Shaffer, Deller, &
Marcouiller, 2006). As the concept of economic development has widened from the
limited use of quantitative markers of community success such as taxes, jobs, and
employment to now include more qualitative aspects of success such as quality of life,
walkability, arts, culture, and natural amenities, the ability of communities to reconsider
and enhance their asset base has grown (Bamberger, 2000).
In both respects, leisure is deeply embedded in the economic prosperity of a
community as recreation and tourism are often engines of significant economic activity in
local communities (Oh, Richardson, & Lacher, 2016). In this regard, the community-
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centric development projects that created leisure opportunities, improved quality of life,
and cultivate a sense of community, also set a stage for the commodification of cultural
and natural resources that attract in tourists to the community. Both tourism and
recreation industries are significant employers in cities, generate considerable spending
within communities, and shape perceptions of community “curb appeal” and overall
quality of life, which in turn help to attract new and retain established businesses, recruit
new talent to work in local industries, and attract visitors through tourism promotion
(Jakobcic & Stokowski, 2019; National Recreation & Parks Association [NRPA], 2018;
Powers, et.al., 2021).
In combining the two terms there is “a merging of aspects of the fields of
community development and economic development, implying practice aimed at
community betterment and economic improvement at the local level” (Phillips & Besser,
2016, p. 6). In practice, when the alliance is made between the two, improvements in the
physical, social, and environmental domains of the community follow, ultimately
resulting in desirable economic outcomes as well (Phillips, 2016). Tourism development
is often pursued by local governments as an economic development tool to generate
positive growth from the economic activity of visitors. However, tourism impacts can be
both beneficial and costly to a community (Li, Jin, & Shi, 2018). While value may be
added to a community through increased incomes, new business and leisure activities for
residents, and improved infrastructure and amenities (Reece, 2009), there are negative
social, political, and cultural impacts exacerbated by tourism that must be considered
(Gotham 2005; Hyra, 2015) as the attraction of visitors is now being shown to put
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pressure on commercial and residential property values (Horn & Merante, 2017; Lee,
2016; Wachsmuth & Weisler, 2018). As tourism accommodations begin to creep into
residential areas through the emergence of the sharing economy, most notably the shortterm rental market, the process of gentrification is now being accelerated by visitor
demands (Cocola-Gant, 2018).
It is also important to examine a wide range of non-economic factors that
contribute to the overall quality of life in a neighborhood. Things like walkability, arts,
culture, natural amenities and parks, and the overall feel of a neighborhood all have
important impacts on economic and community development outcomes. While the
addition of green space, bike paths, greenways, dog parks, and other recreational
amenities can enhance the “curb appeal” of a community, it is important to take into
consideration how such amenities can make a community more attractive to visitors,
buyers, and investors thereby ushering in new residents, increased rent and property
values, and an overall increased cost of living (Rigolon & Nemeth, 2019). This puts longterm residents at risk of residential displacement, a known consequence of gentrification,
a process of neighborhood change that includes economic and demographic change
brought on by real estate investment (Chapple, Thomas, & Zuk, 2021), if the social and
financial costs of remaining in their community become too high and force them to move
whether voluntarily or involuntarily; or, when able to stay, may lead to political and
cultural displacement in which residents no longer feel valued or at home in their own
neighborhood (Hyra, 2015).
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Nevertheless, in pursuit of economic stability, many post-industrial cities have
turned to tourism as a primary economic development engine for generating local
revenue through visitor spending (Calero & Turner, 2020). In general, tourism creates
possibilities for real estate investment and introduces new challenges to the sense of
community in a city or neighborhood and may kickstart local gentrification processes
(Cocola-Gant, 2018; Gotham, 2005). As such, we have now entered what scholars refer
to as the fifth wave of gentrification as a result of the global financial crisis.
Significant in the fifth wave is the rise of corporate landlords, investment into real
estate as an asset by wealthy elites, and the rise of sharing economy platforms such as
Airbnb (Aalbers, 2019). The sharing economy involves the distribution of personal goods
for the use of others through peer-to-peer exchange (Belk, 2007; Schor, 2016). In the case
of Airbnb, the “good” being exchanged is unused residential space whether a single
room, whole house, or accessory dwelling unit, also known as a “DADU.” This has
allowed tourism accommodations to begin creeping into residential areas through the
growth of the short-term, generally defined as less than thirty days, rental market. With
the increased presence of short-term rentals (STRs), largely driven by the explosive
growth of Airbnb as a new form of tourism accommodation in residential areas, the
process of gentrification has been accelerated as residents and investors embrace a new
and highly profitable accommodation model (Cocola-Gant, 2018; Guttentag, 2015; Guran
& Phibbs, 2017). Airbnb has effectively created a new realm of tourism accommodation
that has brought with it questions of regulation and community impact for many postindustrial cities that rely on tourism as an economic development tool to generate local
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revenue through visitor spending (Guttentag, 2015). This has contributed significantly to
tourism gentrification, a term used to describe the transformation of neighborhoods
specifically marked by an increased presence of visitors, private investment, and tourismrelated amenities which may threaten the existing population’s right to ‘stay put.’
(Cocola-Gant, 2018; Gotham, 2005).
The Rise of Airbnb
History has shown that in the wake of an economic crisis, economic systems tend
to restructure themselves, finding new ways to generate revenue and accumulate capital
(Aalbers, 2019). Following the economic crash of 2008, the rapid expansion of platform
capitalism and the recruitment of others to work for themselves using a company’s virtual
platform, led to a ‘paradigm shift’ in which a sharing economy business model has
enabled small entrepreneurial endeavors to become industry giants (Srnricek, 2017). Now
powerful ‘lean platforms,’ or enterprises which use internet technology to connect
specific user groups (Quinyuan, Ying, & Zhenhua, 2017), giants like Uber and Airbnb
have evolved from small start-up companies to market disruptors in the rideshare and
accommodations sectors respectively.
Specifically, advances in digital technology have enabled intermediary platforms
such as Airbnb to revolutionize the way people advertise, rent, and manage real estate
(Rogers & Fields, 2017) making it dramatically easier to connect property owners in a
tourism city to visitors looking for an alternative to the traditional accommodation market
by facilitating the exchange. This has enabled Airbnb to become the largest home-sharing
business in the world with more than 160 million guests to date in over 220 countries
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(Horn & Merante, 2017; Airbnb, 2020). With approximately seven million listings
worldwide (Airbnb, 2019), Airbnb now has more room capacity than Marriott, Hilton,
Starwood, or other major hotel providers (Bivens, 2018; Gurran & Phibbs, 2017;
Guttentag, 2015). Since its founding in 2010, Airbnb has quickly become a global
phenomenon contributing significantly to the rise of the sharing economy as a new
economic paradigm (Bernardi, 2018). The company’s growth from 140,000 guests in
2010 to 164 million guests in 2018 has been astounding (Guttentag, 2019). The United
States has the single largest supply of listings by country at 624,000 (Adamiak, 2019). In
New York City alone, listings expanded tenfold from 2010 to 2014 in NYC with more
than 50,000 listings (Schneiderman, 2014). European countries combine to account for
nearly half of the global supply (Adamiak, 2019). At its current pace, Airbnb’s global
revenue is estimated to grow from $15 billion in 2014 to $335 billion in 2025 (Park,
2019).
Operating as a peer-to-peer sharing economy platform, Airbnb uses technology to
connect private individuals, known as “hosts” and “guests,” via STR leases through
secure transactions and reputational accountability (Bernardi, 2018). Offering four
categories of listings, single room, single home, multi-room, and multi-home, the
company claims it is changing the way people travel by providing greater choices in
accommodation and more authentic travel experiences (Adamiak, 2020, Airbnb, 2020).
In an internal report published by Airbnb, the company claims guests stay on average 2.1
times longer and spend more than 1.8 times more than the traditional traveler providing
greater benefit to the local economy (Airbnb, 2015). Furthermore, the company also
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claims to spread the added economic benefits of visitor spending as guests are more
likely to stay in neighborhoods otherwise excluded from the tourism dollar. This in turn
leads to a greater distribution of economic impacts to the benefit of local communities.
This claim is supported by the fact seventy-four percent of listings in major cities are
outside of traditional tourist areas (Airbnb, 2015).
On the individual level, Airbnb claims to be an advocate of the ordinary resident
by allowing them a way to earn additional income in a relatively easy manner, thereby
enabling them to continue to live in markets with appreciating home values and rising
costs of living (Guttentag, 2015). With low barriers to entry, the platform offers a way for
hosts to become tourism accommodation providers by giving free access to services that
allow them to compete with traditional accommodation enterprises for guests from
around the world (Guttentag, 2015; Horn & Merente, 2017). To provide a sense of trust
and accountability in transactions, Airbnb has established reputation-based features such
as host and guest reviews that allow the parties involved to learn more about one another
before agreeing to a transaction. This also creates an incentive for both parties to behave
in an appropriate manner during the experience starting with the booking process and
continuing through the stay (Guttentag, 2015; O’Regan & Choe, 2017). The convenience of
the platform, however, has also gained the attention of investors and professional
landlords as it has allowed for greater ease in managing multiple listings.
Airbnb provides advantages that make the market more attractive on a broader
scale than just local residents looking to earn extra income. Platform real estate is a new
digital infrastructure that connects people in ways previously unavailable (Shaw, 2020).
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Within this new market, landlords and property owners can easily access a global market
gaining access to higher rents for short-term stays making it a very profitable business
venture (Cheng, 2016; Cocola-Gant & Gago, 2019). Furthermore, to make this type of
investment even more appealing, the rise of professional property managers contributes
to the ease and efficiency of ownership by managing daily tasks, monitoring bookings,
and mediating local regulatory and legal processes associated with the investment.
Finally, investment in the STR market allows a flexibility not available through
traditional long-term rentals. By not having long-term, permanent residents, owners can
essentially repossess a property at any time allowing them to cash out their investment at
will (Cocola-Gant & Gago, 2019). All in all, Airbnb has created a new avenue to increase
financial investment into the real estate market via short-term rental housing with little
regulatory concern ultimately reinforcing the new economic and neoliberal paradigm
(Cocola-Gant & Gago, 2019; Srnricek, 2017). Though these are documented benefits to
the existence of Airbnb, the reality of the increased presence of short-term rental units
and the creation of an informal tourism accommodation sector within the community tells
a different story (Bernardi, 2018; Cocola-Gant & Gago, 2019; Guttentag, 2015).
The increased popularity of the platform as both a tourism accommodation and a
new form of real estate investment has been highly controversial as cities grapple with
how to regulate and manage the impacts of the rapidly expanding industry. Areas of
particular concern are lost tax revenues for municipal and state governments, reduction in
available and affordable housing for current residents, and changes to the quality of life
for long-term community residents.
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Regarding tax revenues, municipalities now recognize Airbnb rentals are
responsible for huge amounts of untaxed revenue and have begun to take legal and
regulatory action to hold the company responsible. In the state of New York alone, the
Attorney General estimated that, between 2010 and 2014, New York City lost $33
million in hotel occupancy taxes as a result of Airbnb rentals throughout the city
(Wachsmuth & Weisler, 2018). Evidence is mixed as to whether Airbnb rentals also cut
into traditional hotel accommodations which might serve to further pull tax revenue away
from cities. Nevertheless, it is clear that the company has largely been able to skirt tax
laws overall and, as a result, local taxes are not collected in many places (Bivens, 2019;
Interian, 2016). Accommodation, occupancy, local use, or lodging taxes are used to
generate revenue from tourist spending in popular destinations and they are generally
considered a "public good" that provides benefit to the whole community (Lee, 2016).
However, this has not stopped the company from opposing fees and spending millions of
dollars lobbying against tax payments, citing outdated laws that do not adequately
consider the new sharing economy format (Guttentag, 2015). After considerable legal
battles, however, and in a victory for municipal and state governments, Airbnb has now
agreed to collect and remit payment of sales, hotel, or other taxes to proper authorities in
twenty-six states across the United States and in Washington, D.C., Puerto Rico, and the
US Virgin Islands on behalf of their hosts (Airbnb, 2020; Bivens, 2019; Interian, 2016;
Park, 2019).
Concerning housing, research has begun to point to the role of the sharing
economy in accelerating gentrification in areas with dense distributions of short-term
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rental units. Airbnb has effectively created more business opportunities for investors,
tourist companies, and landlords by offering greater visibility and ease of management
for those who rent rooms or whole homes as tourism accommodation. Cities with
international appeal such as Barcelona, Berlin, London, New York City, and Los Angeles
have seen significant growth in short-term rental units as have a range of other cities
across the United States (Gant, 2016; Lee, 2016; Todd, Musah, & Chesire, 2021;
Wachsmuth & Wisler, 2018). Accordingly, there is now a small but growing body of
evidence that the rapidly expanding Airbnb platform is putting substantial pressure on the
availability, affordability, and livability of housing in many urban hot spots. At the
national level researchers found that for every ten percent increase in Airbnb listings in a
US zip code, there is only a .42 percent increase in rental prices and a .76 percent
increase in housing prices (Holder, 2019). Housing effects can, however, be much more
pronounced at the local and neighborhood level.
In relation to quality of life, evidence is emerging that the sharing economy is
causing the transformation of residential places into tourism spaces making the day-today living for residents more problematic and the preservation of local community more
difficult in some cases. The "Disneyfication effect" is the idea that Airbnb brings large
flows of tourists into areas that would not normally see such an influx of transient visitors
(Bernardi, 2018). While Airbnb provides private landowners an opportunity to earn extra
income through the rental of unused spaces, a continuous turnover of tourists brings with
it concerns related to changes in the safety and overall quality of life for community
residents. Housing is spatially fixed therefore, when a home is being shared, the
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neighborhood is also being shared with it (Rae, 2019). This may in turn begin to
transform neighborhood life from key places of local culture to consumption-oriented
“tourist bubbles” (Guttentag, 2015). Common resident concerns center around noise,
traffic, parking, and waste management (Gurran & Phibbs, 2017; Guttentag, 2019;
Sheppard & Udell, 2016). This, along with increased safety concerns associated with
more transient, unknown visitors having access to neighborhood or building amenities,
highlights why long-term residents may fight for regulation of the market. Long-term
residents are bystanders to these changes and in most cases have not consented to sharing
their community or being a sought after tourist accommodation location (Rae, 2019).
When the daily experience of living in a neighborhood becomes so difficult that residents
begin to move out, homeowners may end up selling to investors who rent on the shortterm market. Alternatively, if the unit already exists as a rental on the long-term market,
landlords may convert it into a short-term unit in order to increase profitability. This
action could serve to further concentrate short-term rental accommodations in certain
neighborhoods whose occupants are more likely to be detached from feelings of
obligation to others in the community thus changing the social fabric of the neighborhood
(Cocola-Gant, 2018; Gago, 2019; Lee, 2016; Quattrone et. al, 2016). As long-term
residents leave and more investor capital and transient occupants arrive, the process of
gentrification may begin or gain momentum.
As a result, policymakers largely seek to minimize impacts on neighborhood
character and housing availability while still harnessing economic activity generated by
the platform. However, the regulatory debate is bringing new challenges for communities
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as laws designed around traditional tourist accommodations have become outdated and
largely do not apply to the short-term rental market enabled by Airbnb. With multiple
stakeholders involved, conflicting interests present further challenges to creating policy
that serves the interests of all those involved, including safeguarding local communities
(Nieuwland & Van Melik, 2018; Park, 2019). The diversity of stakeholders and their
related interests in the Airbnb policy environment make new policies and regulations
difficult to pass and even more challenging to enforce.
Issues associated with outdated regulatory policies designed to police and control
traditional business models are leading local governments to consider new policies and
regulations in order to gain control over the impacts generated from the largely
unregulated short-term rental market. Though the concept of the sharing economy, or
peer-to-peer exchange, is not new, it is the explosive growth of Airbnb that has raised
concerns as lawmakers struggle to understand the largely unintended consequences it is
having on local communities and long-term residents. Airbnb regulation raises complex
questions around matters such as insurance, legal liability, individual property rights,
public safety, taxation, access to affordable housing, neighborhood planning, and
economic activity generated by visitor spending (Park, 2019). With a diverse group of
participants involved in the market, comes considerable conflict among community
stakeholders presenting significant challenges to local governments in regulating,
managing growth, ensuring equitable community engagement, as well as effective
enforcement of policies designed to manage the impacts of the short-term rental market.
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In terms of developing regulations, policymakers are largely seeking to protect
local residents by implementing policy tools that minimize impacts on neighborhood
character and protect affordable housing, while still harnessing the economic incentives
the short-term rental market can bring to the community and individual residents (Lee,
2016). Therefore, key concerns in the regulatory debate are mostly related to the formal
classification of the new type of accommodation that has now been created, the
authorization of the STR platforms themselves to operate within the tourism
accommodation sector, the mitigation of neighborhood disruption for local residents, and
protection from adverse impacts to housing markets citywide. One of the primary
challenges with new and disruptive innovation is there is no “best practice” to pull from
when formulating policy. This has led to a system of trial and error in which many local
governments are rushing to pass policy “rules” only to realize that the regulatory
measures taken present considerable challenges with enforcement and have their own
unintended consequences (Gurran, 2018). Additionally, forming a regulatory response
involves engaging multiple stakeholders, often with conflicting interests, thereby
presenting further challenges to the creation of policies that protect the interests of all
involved yet prioritizing the concerns of local residents (Nieuwland & Van Melik, 2018;
Park, 2019). Furthermore, Airbnb’s interests are to prevent additional regulation and
taxation wherever possible. This has resulted in a wild west landscape of local policy
efforts to manage and regulate the short-term rental market across the United States.
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Purpose of Study
The growth of Airbnb in popular downtown neighborhoods in cities with tourism
appeal has created new policy questions, gentrification pressures, and overall community
impacts that necessitate further study. Limited research, varied levels of stakeholder
support, and lack of established “best practices” pose significant problems with the
design and enforcement of regulatory policy related to the short-term rental market in
cities across the United States. In addition, while the sharing economy platform itself is
not new, the unintended consequences of Airbnb are only now becoming more visible.
The purpose of this exploratory qualitative study is to examine existing policies, policy
processes, and perceived community impacts of the sharing economy platform Airbnb in
urban communities with high densities of short-term rental units by capturing in-depth
experiences from those directly invested in and impacted by the short-term rental market.
This research will inform local decision-makers and stakeholders in the formation of
future policy decisions.
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Research Questions
The overall guiding question for the study centers on how the policy environment
intersects with the impacts of Airbnb on local communities where tourism is a critical
part of the economic engine. As such, this research focused on the primary research
questions and related sub-questions.
Research Question (RQ) 1 -What is the current policy landscape in US cities in regard
to short-term rental (STR) units?
RQ 1.1 -What common themes exist among various STR policies across the US?
RQ 1.2- What are the motivating factors behind STR regulation for cities?
RQ 1.3- What are the primary focal areas of STR regulation?
Research Question (RQ) 2 As it relates to policy formation, what are stakeholder
perceptions of the STR market in their community?
RQ 2.1- How was the community impacted by the growth of Airbnb?
RQ 2.2 - What have stakeholder experiences been with the STR market?
RQ 2.3 - What differences exist in how communities across a city are impacted
by STR properties.
Research Question (RQ) 3 How did the slowing of tourism during the global pandemic
impact the STR market?
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Outline of Dissertation
The following is a two-part, exploratory qualitative study that examines STR
policy themes, the policy process, and stakeholder perceptions at the municipal level. Part
one will identify current policy themes addressing questions related to the nature and
extent of the current policy landscape in United States (US) cities in regard to short-term
rental units. Part two of the study will employ a case study design using Nashville,
Tennessee, US, as the lens from which to explore these policy questions through the lens
of a growing, popular US city. This part of the research will also explore characteristics
of the policy process by examining variations in experience across stakeholder groups.
Finally, part two will address some of the ways in which the STR market was impacted
by the global pandemic.
Nashville makes an interesting case study as it is a city that intentionally
rebranded itself in order to expand tourism as a means for economic growth. However, it
has experienced significant challenges with the regulation of the short-term rental market,
as Airbnb has experienced significant growth in the city over the last few years. Nashville
was an early actor in this market, attempting to create a comprehensive regulatory
framework which proved to be controversial due to the nature of the regulation and the
difficulty in enforcing the new rules (Moylan, 2016). As pointed out in a 2016 study of
short-term rental regulation in the United States,
Nashville's cautionary tale of good intentions and decidedly mixed results
illuminates some of the difficulties facing policymakers as they attempt to strike
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the appropriate balance between fostering innovation and dynamic new markets
and establishing basic rules that make compliance simple (Moylan, 2016, p. 12).
The continued growth of the city and the short-term rental market, problems and legal
challenges related to the regulation of the market, conflicting desires within the city
council, state legislators, the community, and other stakeholders, and a strong investor
presence make Nashville an interesting case study that, will provide guidance for other
cities in both process and policy design in the future.
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CHAPTER TWO
REVIEW OF LITERATURE
The present study is designed to examine gentrification pressures, community
impacts, and the regulatory response that has arisen from the growth of the short-term
rental market in US cities with tourism appeal. This chapter explores the existing
literature related to three broad areas relevant to the study: Gentrification and
displacement, understanding the sharing economy and its effects on local communities,
and the regulatory response to Airbnb. The first section of this chapter includes a
thorough discussion of gentrification and displacement beginning with the definition of
the term, the economic and historical factors which contributed to the phenomenon, and
specific types of gentrification relevant to the study. The second section will examine the
sharing economy by first establishing a definition of the term before discussing the
disruptive nature of the business model and the effects its growth has had on local
communities as a result of the expansion of Airbnb as a new form of tourism
accommodation. Finally, the third section will review the regulatory response to the
growth of the short-term rental market and the key concerns in the debate. The
information included in this chapter was selected based on a review of literature and
findings from previous studies.
Gentrification & Displacement
Across the United States, public and private efforts to renew city centers,
paralleled with a broader cultural shift toward a ‘back to the city’ movement (Smith,
1979), have led to changes in the fabric of the urban community fostering advantage for
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some and disadvantage for others (Rose, 1984; Smith, 1982). As patterns of
disinvestment created up to and through the 1950s and 1960s, de-industrialization of the
1970s, and economic factors of the 1980s, 1990s, and 2000s have begun to reverse
course, many cities are seeing a return of capital and people to city centers (Hyra, 2015).
As older housing stock, factories, and warehouses are being converted to new or
remodeled homes, lofts, and apartments, communities are also being rejuvenated with
new landscapes, businesses, amenities, and infrastructure. As change arrives, so too does
gentrification.
The definition of gentrification lies in gradual neighborhood transformation. The
first documented use of the term “gentrification” came in 1964 when Ruth Glass used the
term to describe the influx of a “gentry” to lower-income neighborhoods of London
during the 1950s and 1960s (Glass, 1964). Though a true definition of gentrification
varies among scholars, it is widely accepted that gentrification is a process that involves
an economic change in historically disinvested neighborhoods where new higher-income
residents move in and replace existing lower-income residents through real estate and
private commercial development. Inherent in this change is a demographic shift caused
by the in-migration of largely, white middle- and upper-class residents and the outmigration of low-income, often poor, minority residents. Regardless of their intention, the
very presence of a more affluent group of residents leads to economic and community
improvements as services and amenities begin to change, and infrastructure begins to
improve to meet the needs of a different, higher-income clientele. Once the process of
change begins, it often continues to overtake and change the area until all or most of the
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original residents are displaced and the social character of the community is changed
(Glass, 1964).
Typically occurring over a longer period of time, gentrification causes a
slow reconfiguration of the residential and consumptive aspects of a
neighborhood, and displacing residents who cannot afford rising rents, rising
property taxes, and higher costs of more upscale businesses, or who get evicted by
landlords acting on the increasing exchange value (Kirkland, 2008, p.20).
Gentrification is generally made possible when several forces coalesce, the existence of a
potential group of in-migrants, a usable amount of inner-city housing, and a shift in
cultural preference to urban living (Zuk, et. al, 2015). As the value and social status of a
neighborhood increases, so too does the cost of living, often displacing long-term
residents. Communities of color and rental neighborhoods are especially at risk (Zuk &
Chapple, 2015) as long-term patterns of disinvestment and reinvestment driven largely by
government, policy, and a host of other actors have incentivized and directed public and
private capital in such a way that original neighborhood residents are disproportionately
forced to deal with the negative consequences of revitalization rather than reap the
associated benefits (Rose, 1984; Smith, 1982).
Economic Factors.
While gentrification began to be documented in the late 1960s, investors really
leveraged these forces during the economic downturn of the 1970s. As deindustrialization
took over large portions of the U.S., property values declined, and investors were able to
buy up large portions of devalued neighborhoods across America’s cities. A flood of
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inner-city investment continued well into the 1980s, allowing the real estate industry to
become deeply intertwined with financial markets by the time the stock market crashed in
1987 (Hackworth, 2001). The recession that followed created a supply of easily
gentrifiable housing and, by the late 1990s, gentrification spread into new areas and is
largely linked to large-scale capital investment by developers who alter the landscape of
entire neighborhoods often with the support and help of local governments. Furthermore,
the dot-com crash of the early 2000s, though it did not trigger a major recession, also
played a major role in the shifting landscape of real estate investment, eventually
culminating in the financial crisis of 2008. Ultimately, the debt-fueled, governmentsponsored revitalization of the 1990s and early 2000s became the root of the financial
crisis in 2008 (Aalbers, 2019).
The 2008 financial crisis also played a significant role in making communities of
color more vulnerable to neighborhood transformation, as disproportionate numbers of
sub-prime loans in these areas led to mass foreclosures in the urban core. Racially
discriminatory risk assessment techniques similar to those used by the FHA and VA in
the 1930s and 1940s to steer mortgage lending efforts away from communities of color
were used to target minority communities and steer buyers into higher-cost loans. This
left African American borrowers more vulnerable to foreclosure when the crisis struck
(Bocian, Li, & Ernst, 2010). Ultimately, this opened the door for real estate investors
looking to purchase homes in neighborhoods that possess appealing characteristics such
as close proximity to city centers, cultural character, historic housing stock, and relative
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affordability, ushering in the gentrification processes experienced in many US cities
today.
Waves of Gentrification
Hackworth and Smith first identified and introduced waves of gentrification in the
highly influential 2001 article, ‘The Changing State of Gentrification.’ First-wave
gentrification is characterized as highly localized and significantly funded by the state
through local government investment in urban redevelopment projects during the late
1950s to early 1970s. Second-wave gentrification, occurring during the late 1970s
through the 1980s, saw the reduction of federally sponsored programs contributing to
urban redevelopment but saw the expansion of gentrification on a more global level as
well as an extension into cultural and commercial sectors rather than just residential.
Considered to be “post-recession” or “government-led” gentrification, the third wave
brought into focus the role of the state as a catalyst for the socio-spatial restructuring of
cities. Distinct from the first two waves, third-wave gentrification saw an expansion from
what had largely been experienced in inner-city neighborhoods to now include rural and
suburban areas as well. Additionally, a global restructuring of the real estate industry
ushered in the emergence of large-scale developers who were simultaneously met with
less community resistance and increased support from local authorities who used
regulatory and financial powers to enable and boost profits of private developers
(Aalbers, 2019). In their 2008 book, Gentrification, Lees, Slater, and Wyly (2008)
introduced the fourth wave of gentrification that combined third-wave gentrification with
intensified financialization of housing in the United States. Some argue this debt-fueled,

26

government-sponsored gentrification became the root of the 2008 financial crisis which
in turn ushered in the fifth wave of gentrification in which the state still plays a prominent
role, but it is substantially supported by finance-led capitalism (Aalbers, 2019).
As a result of the global financial crisis, the fifth wave of gentrification is now
being discussed among scholars. Most significant to the fifth wave is the rise of corporate
landlords, investment by wealthy elites using real estate as a “safe deposit box” for
excess capital, and the rise of platform capitalism, of which the most prominent example
is Airbnb (Aalbers, 2019). Fifth wave gentrification provides the connection of
gentrification studies to the field of leisure studies with the quest to make neighborhoods
more desirable through the addition of recreation amenities. These two disciplines further
overlap with a goal to see cities become more economically stable and tourism can be
one of the drivers for community development and change. Unfortunately, in some
communities, recreation and tourism have become central drivers of community change
and by extension, a catalyst for the forces of gentrification and all of its potential
spillover effects.
Consequences of Gentrification.
Displacement is regarded as a significant consequence of gentrification.
Displacement refers to current residents being effectively “forced” to move due to rising
costs of living in an area such that long-term residents are unable to afford to continue to
reside in their gentrifying neighborhoods (Freeman, 2005). While some scholars have
argued that displacement is not an inevitable consequence of neighborhood revitalization,
they do concede that the pressures of rising costs of living may lead to other negative
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effects on community networks and culture where the quality of life becomes diminished
due to an increased share of household income being spent on housing and not available
for healthcare, transportation, entertainment, etc. (Kirkland, 2008). Residential
displacement is a major concern of the gentrification process; however, it can be very
difficult to quantify as it is often challenging to connect displacement directly to the
influx of new residents as other factors are often contributing to the out movement of
previous residents as well. Additionally, when long-term residents are able to stay in
gentrifying areas through affordable housing efforts, political and cultural displacement
as well as other social consequences may occur as changes to and in the neighborhood
may lead to a reduced sense of belonging, sense of community, or feelings of being out of
place in the neighborhood they once consider home (Hyra, 2015; Zuk & Chapple, 2015).
Residential Displacement. While displacement is a key characteristic and often a
consequence of gentrification, it is, in and of itself, a distinct phenomenon. First
published by Grier and Grier in a 1978 report for the Office of Housing and Urban
Development (HUD), the following definition is proposed:
Displacement occurs when any household is forced to move from its residence by
conditions that affect the dwelling or immediate surroundings, and which:
1.

are beyond the household’s reasonable ability to control or prevent;

2.

occur despite the households having met all previously imposed

conditions of occupancy; and
3.

make continued occupancy by that household impossible, hazardous

or unaffordable. (Grier & Grier, 1978, 8)
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Grier and Grier (1978) further identify three primary causes of displacement. First,
disinvestment occurs when the value does not justify maintenance investment thereby
resulting in decay and ultimately abandonment of the property. Second, reinvestment
leads to displacement when neighborhood investment increases the rental value to a point
in which it is more valuable to sell or significantly raise rents thereby forcing existing
residents to move. Finally, enhanced housing market competition refers to a larger shift
in regional or national market patterns, which arguably has a larger impact than forces
related to disinvestment or reinvestment (Zuk et al, 2015). To this Peter Marcuse added
the concept of exclusionary displacement. Exclusionary displacement occurs from
gentrification when:
any household is not permitted to move into a dwelling, by a change in conditions,
which affect that dwelling or immediate surroundings, which:
1.

is beyond the household’s reasonable ability to control or prevent;

2.

occur despite the household’s being able to meet all previously

imposed conditions of occupancy;
3.

differs significantly and in a spatially concentrated fashion from

changes in the housing market as a whole; and
4.

makes occupancy by that household impossible, hazardous or

unaffordable. (Marcuse, 1986, 157)
Often facilitated by developers, lenders, government agencies, and real estate agents,
displacement caused by gentrification can be difficult to measure as access to quantitative
data is often limited and the population of study has moved away from the location. With
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increased interest from new potential in movers, existing residents become vulnerable to
displacement often spurred by shifting social and economic trends.
Political and Cultural Displacement. Beyond residential displacement, it is
important to also examine the political and cultural consequences experienced by longterm residents as newcomers begin to flood into their neighborhood. Political
displacement occurs when
a long-standing racial or ethnic group become(s) outvoted or outnumbered by new
residents; leading to the loss of decision-making power by the former group
(Hyra, 2015; Martin, 2007).
This is especially likely to happen in low-income areas being redeveloped and overtaken
by higher-income newcomers (Hyra, 2008). Four areas of concern related to political
displacement include, first, the tendency for long-term residents to withdraw from public
participation in neighborhoods experiencing gentrification (Hyra, 2015; Knotts & Haspel,
2006). Second, because of decreased civic engagement, it may become more difficult for
long-term residents to form bridging relationships with newer residents, an important
component in building social capital within the community (Chaskin and Joseph, 2001;
Hyra, 2015; Putnam, 2000). Third, as new amenities are built in the community to suit
the desires of newcomers, original residents may begin to resent them as these may not
suit their tastes or preferences (Curley, 2010; Hyra 2015). Finally, political displacement
becomes cultural displacement when
the norms, behaviors, and values of the new resident cohort dominate and prevail
over the tastes and preferences of long-term residents (Hyra, 2015; Zukin, 2009 ).
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As political and cultural displacement begins to occur, original residents may begin to
feel less attached to the place as it becomes “the white space” that requires minority
residents to adjust their behavior within public spaces or avoid them all together
(Anderson, 2015), all of which may lead to a decreased sense of community.
Sense of Community. McMillan and Chavis first defined a sense of community
as,
a feeling that members have a belonging, a feeling that members matter to one
another and to the group, and a shared faith that members’ needs will be met
through their commitment to be together (McMillan and Chavis, 1986, 9)
The authors identify four major factors that work together to contribute to a sense of
community, they also established that community can be influenced by time, changing
values or preferences, and external forces such as employment and economic factors, all
of which are present in the process of gentrification. First, membership provides a sense
of belonging and emotional safety important in establishing personal bonds. The ‘spirit’
of a community recognizes the importance of friendships in creating places where people
can be themselves and feel accepted and invested. Next, influence, or a sense of
mattering, contributes to the cohesiveness of a group offering validation to its members
that others feel and experience in similar ways. The development of trust empowers
communities to address and solve problems as they arise. Third, communities believe
their needs will be met by the tangible and intangible resources of the group, maintaining
a positive sense of togetherness and creating a social economy that reinforces the sense of
belonging, safety, and personal investment. Finally, members of a community have
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shared connections, history, place, and experiences, which serve to bond its members
together emotionally and spiritually. All in all, a community offers its members places for
positive interactions, important shared events, ways to invest, and the ability to
experience personal bonds, which in turn creates a powerful cultural force that is critical
for policymakers to understand as urban and economic decisions are made.
Residential, political, and cultural displacement are major consequences of the
back-to-the-city movement which has spurred neighborhood revitalization in the urban
core of cities across the United States. As higher-income populations begin to move in, so
too does a shift in political power, cultural assets, and sense of community for residents
who are able to stay as the neighborhood begins to change. While efforts are often made
to assist lower-income residents in place, other social and political consequences must be
considered to protect the original residents from feeling a decreased sense of belonging
and community attachment.
Tourism Gentrification.
Many post-industrial cities have turned to tourism development as a means to
redefine and diversify the local economy. Tourism is often used as a means for economic
development in cities with international appeal as an effective means to generate revenue
through visitor spending. Additionally, environmental sustainability and green initiatives
are often used as a way to improve environmental quality and land values in urban
environments (Rigolon & Nemeth, 2019) and as a way to encourage new businesses,
residents, and visitors. The fifth wave of gentrification spurred by changes in real estate
markets, platform capitalism, and a lack of affordable housing (Aalbers, 2019) has
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resulted in disproportionate negative impacts for many community members. It is
important that recreation and tourism professionals acknowledge that efforts to develop
and enhance communities through the provision of recreation-based amenities and
services may strengthen local economies through tourism but may not be positive for all
members of a community. Though both tourism and recreation amenities contribute
substantially to making a city more desirable to live, work, and play, they also bring
about concerns, especially when we consider the disproportionate impacts both tourism
and gentrification have on marginalized populations.
Tourism gentrification refers to the transformation of a neighborhood into a more
exclusive enclave marked by an increased presence of visitors, private investment, and
tourism-related amenities which threaten the existing population's right to ‘stay put’
(Cocola-Gant, 2018; Gotham, 2005). In more advanced economies, tourism is linked to
urban revitalization strategies designed to assist in the regeneration of economic growth
and stability in post-industrial cities, while simultaneously appealing to the ‘back to the
city’ movement of the middle-class residents and visitors alike. Pressures of
gentrification are then accelerated by the urban economic development policies created in
response to resident and visitor demands. More specifically, gentrification intensifies
burdens on land usage, places upward pressure on residential and commercial property
values, thereby intensifying the forces of gentrification-induced displacement. Rising rent
costs and increasing numbers of formal and informal evictions in many cases cause lowincome residents to be pushed out of their communities and replaced by more affluent
residents (Cocola-Gant, 2018).
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With these forces at work, peripheral economies, which may have a stronger
reliance on tourism for economic growth and development, become economically
dependent on the purchasing power of temporary inhabitants due to their lack of other
viable sources of income. The spending power of visitors then becomes a key focal point
in what is often considered uneven economic development, as the arrival of new visitors
opens up investment opportunities in the built environment that includes large-scale
resorts, second homes, and housing rehabilitation in historic areas. In places where there
is a lack of high-paying professional jobs, the gap between resident and visitor spending
power creates societal pressures on housing and other services which may contribute to
the increased unaffordability of places previously inhabited by a local, long-term
population (Cocola-Gant, 2018). In such places, it is argued
gentrification is more the result of ‘touristification’ and the urban politics of local
governments, than of processes based on the actions of [classic] middle-class
gentrifiers (Hiernaux & Gonzales, 2014).
In peripheral economies, visitor demand is critical to the emergence of investment
opportunities, especially related to real estate, as there is no local group of classic middleclass gentrifiers.
It is important to recognize, in both advanced and peripheral economies, three
interrelated forms of displacement occur as a result of tourism gentrification. First,
residential displacement, whereby increased property values or conversion of housing
units into tourist accommodations, gradually pushes out original, lower-income residents
due to the rising costs of living associated with rental prices or a lack of available housing
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units. This can occur as property owners convert existing housing stock to de-facto hotels
or short-term vacation rentals. Second, commercial displacement shifts the focus of
commercial properties to retail spaces. As touristification occurs, spaces once frequented
by original neighborhood occupants are displaced as a shift toward newer restaurants,
nightlife, and other forms of entertainment take over to suit the tastes of new, higherincome residents and visitors. Finally, place-based gentrification looks toward the
experience of residents living in tourism spaces dominated by visitors (i.e. Venice, Italy),
ultimately leaving native residents with a sense of dispossession, loss of place, and
decreased sense of community (Cocola-Gant, 2018; Gant, 2016). Important to the
understanding of place-based gentrification are the effects of residential and commercial
displacement on the lived experience. For many of these residents a loss of local services,
lack of public spaces, and perceptions of a lower quality of life come together to weaken
elements of community life central to long-term residents’ day-to-day existence. In
general, tourism opens up possibilities for real estate investment, among other things, and
introduces new challenges in the gentrification process whether through displacement or
changes and disruptions to the daily life of local residents.
Environmental Gentrification
“Green” or environmental gentrification has become a topic of discussion in
recreation studies for several reasons, but one critical area is the growing evidence that
new parks, greenbelts, and green spaces in low-income neighborhoods enhance livability
but may also contribute to the forces of gentrification and eventual displacement of local
residents (Rigolon & Christensen, 2019; Rigolon & Nemeth, 2019). Environmental or
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“green” gentrification refers to the influx of new, wealthier residents into historically
disenfranchised areas as a result of the creation of green spaces (Rigolon & Nemeth,
2019). While green infrastructure is meant to make cities more livable, healthy, and
resilient, amenities such as New York’s High Line, Atlanta’s BeltLine, and Chicago’s
606 trail have resulted in substantial gentrification of the surrounding communities
(Rigolon & Nemeth, 2018). In these and many other cases, parks and other recreation
amenities make low-income neighborhoods more appealing which, in turn, contributes to
increased housing prices and leads to displacement of longtime residents for whom the
parks were originally designed to serve. Furthermore, when established in historically
marginalized neighborhoods, investments in urban infrastructure such as greenways, bike
paths, and parks may result in increased property values that ultimately push out lowerincome residents (Rigolon & Nementh, 2019) or contribute to a decreased sense of
belonging, place, and community (Hyra, 2015).
It is also important to note that establishing parks in low-income communities of
color does not automatically result in positive recreation experiences for local residents.
This is especially true if there is a failure to include community members in a meaningful
way during the planning phase and if law enforcement and other users fail to create a
welcoming environment for persons of color (Rigolon et al., 2019). Because recreation
amenities make an area more desirable, they will often pique the interest of a new user
group that is usually whiter and wealthier than neighborhood residents. As neighborhood
appeal builds, so too does the likelihood for developers and investors, recognizing the
profit potential parks bring, and increasing the chances the original residents will be
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displaced if efforts are not taken to protect them early in any gentrification process
(Rigolon & Christensen, 2019).
As the back-to-the-city movement creates demand for more livable urban areas
local governments are responding by making improvements to urban infrastructure
through bike paths, greenways, parks, and other recreation amenities (Hyra, 2015). Such
changes create conditions for a decreased sense of community, belongingness, and
potential displacement of lower-income, existing residents for whom parks may have
been originally designed and funded to help (Rigolon & Christensen, 2019).
Understanding the Sharing Economy and Its Effects on Local Communities
The rapid expansion of Airbnb into cities worldwide has resulted in a new, highly
lucrative category of tourism accommodation built on the concept of peer-to-peer
exchange of goods and services. However, the platform has been highly controversial as
cities grapple with how to regulate and manage the impacts of this disruptive and rapidly
expanding industry.
Sharing Economy Defined.
The sharing economy is not new. It has existed in close-knit communities
throughout history in working-class, low-income, and minority neighborhoods as a part
of social relationships and cultural practices within the community (Frenken & Schor,
2019). With the evolution of disruptive technology innovation(s), entrepreneurs,
investors, and average citizens began to look for alternative forms of capitalism as a
result of the financial crisis of 2008. It is in this environment that we have seen a more
rapid and wide growth of sharing economy models than previously witnessed (Dredge &
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Gyimóthy, 2015). Today, there is even a model called “stranger sharing” which is the
facilitation of exchange between people who do not know each other (Frenken & Schor,
2019). Nevertheless, there is still considerable confusion about what the term “sharing
economy” actually means.
The most commonly cited definition of the sharing economy in scholarly work is
the act and process of distributing what is ours to others for their use and/or the act
of and process of receiving or taking something from others for our use?” (Belk,
2007, p.127).
Sharing economy platforms essentially create a market for the sharing of goods by
facilitating peer exchanges between providers and consumers (Schor, 2016). One way
this can be accomplished is through a business to peer format which closely resembles a
traditional business model in that a business provides a good or service to an individual.
The second form of exchange is through peer to peer which relies on the trading of goods
and services through individuals. To understand the differences amongst the three, one
can look to the transportation sector as an example. Avis, Hertz, and Enterprise are
traditional car rental businesses that require customers to book a car for a 24-hour period,
pick it up, and return it to a physical store. Zipcar on the other hand modifies traditional
service delivery using a business to peer platform that still provides a car-sharing service
yet allows users instead to book on-demand 24/7, pick up a car, unlocking it with their
membership card at a designated location, ultimately making it more convenient to obtain
and use. Zipcar touts the benefit of membership as having the availability of a vehicle
without the expense or hassle of owning it. Uber further modifies the traditional business
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model by utilizing a direct peer-to-peer model. Uber enables owners of cars to “rent out”
their vehicle to passengers looking for transportation, therefore, maximizing vehicle use
while also earning additional income for the owner (Schor, 2016), two key factors of
peer-to-peer exchange. Through either form of exchange, the sharing economy capitalizes
on the widespread use of technology and the underutilization of assets by making them
conveniently accessible online to a community willing to consume the product or service
(Hawlitschek et.al, 2016).
Four broad categories of the sharing economy have been defined by scholars based
on whether they run a peer-to-peer or business to peer business model, and whether the
business is for profit or not for profit (Schor, 2016). The first, recirculation of goods, is
most notably represented by the virtual marketplaces eBay and Craigslist where
unwanted or overstocked items are resold to consumers. Second, exchange of services, is
a place where online platforms such as Task Rabbit connect people who need tasks done
with those who have those skills and are willing to provide these services. These types of
exchanges, however, have struggled to expand and take hold in the market the way other
sharing economy platforms have. The third category includes the sharing of assets or
space for production rather than consumption purposes. It is the production intent of this
category that makes it significantly different from the final category, which is contingent
upon making assets such as homes and automobiles which are not being used to their full
capacity available to others primarily for consumption (Schor, 2016). While Zipcar may
have been an innovator in this realm, it is companies like Uber and Airbnb who have
experienced substantial growth in recent years by exploiting technological advances to
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disrupt traditional business models. These platforms have found major market
opportunities by acting as an intermediary between private buyers and sellers (Allen,
2015) while facilitating the exchange of underutilized resources.
All forms of the sharing economy have the common characteristics of online
collaboration, sharing, social commerce, and an underlying ideology geared toward a
collective purpose (Kim et.al., 2015). Sharing economy enthusiasts generally promote
economic, social, and environmental benefits as a primary advantage of their existence
(Frenken & Schor, 2019). For the average consumer, Platforms like Airbnb, are
generally less expensive than the comparative traditional firm as the platform has
considerably fewer overhead costs than established businesses that must be accounted for
in the price of a product. From a purely economic sense, the average consumer who uses
these “less” expensive and, in theory, more direct-to-market platforms experience an
increase in their overall consumer welfare by paying less for much-needed goods and
services. Sharing economy platforms do not own the car or home but do own the software
that facilitates the match between buyer and seller (Allen, 2015) allowing them to earn a
profit while keeping costs relatively low. Platforms like Airbnb and Uber also offer
economic incentives to hosts or drivers respectively allowing them to earn additional
income in ways that were previously not accessible.
Environmentally speaking, many sharing economy platforms promote themselves
as “green” or having a low carbon footprint as they require fewer resources and/or
facilities in order to provide their services. For example, for Airbnb to add more rooms, it
merely needs to add more listings, not build a new hotel (O’Regan & Choe, 2017).
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Airbnb also, more than any other major sharing economy platform, promotes social and
cultural connection as a major advantage of its usage through its “live like a local”
promise. The company further promotes this concept through advertising campaigns such
as “Never a stranger” (2015) which positions the company as a culturally immersive and
transformative travel experience showing an idealized version of the host-guest
relationship and again with the “Don’t go there” (2016) campaign which mocked tourist
behavior and contrasted it against "authentic" activities and experiences enabled by
Airbnb hosts (O’Regan & Choe, 2017). All of these factors, combined with general
trendiness and changing tastes of consumers, have collectively contributed to the
emergence and robust continued growth of the sharing economy.
Disruptive Innovation.
Disruptive innovation theory explains the process through which disruptive
technology such as Airbnb or Uber alters an established market, sometimes to the point
of a complete upending of previously dominant companies (Bower & Christensen, 1995;
Guttentag, 2015). Such technology-based disruptions create new opportunities for the
formation of new segments of an industry or even entirely new industries It can be argued
that “sharing economy” activities, like Uber, Lyft, Airbnb, etc, are disruptions to
traditional economic activities in each of their respective sectors. Disruptive technologies
generally underperform at their onset but offer a distinct set of benefits, such as cost and
convenience, that make its use appealing to a certain sector of the market (Bower &
Christensen, 1995). In the case of Airbnb, the appeal is lower cost, authentic travel
experiences, and amenity benefits similar to the experience of being at home rather than
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in a hotel (Guttentag, 2015). Furthermore, disruptive technologies generally appeal to the
lower end of the market or create an entirely new market that is limited in size and profit
potential, so it does not initially capture the attention of established companies (Bower &
Christensen, 1995). This is an important factor in the success of Airbnb as it largely flew
under the radar of the hotel industry, municipal governments, and local residents during
its first five years of existence allowing the company to largely avoid regulation and
industry opposition. Over time, however, as the product and associated services improve,
it becomes more appealing to a greater number of customers and attracts increased levels
of mainstream attention from industry leaders and investors. Successful platforms like
Airbnb and Uber are regarded by investors as “mega-trend” and have strong backing
from venture capitalists who provide financial support in exchange for an equity stake
(Kim & Zo, 2015; Schor, 2015). Usually, by this time, the product is so entrenched into
the market that it is hard to compete with or reverse the effects of its presence (Bower &
Christensen, 1995; Guttentag, 2015). However, with this type of disruption, there are
often unintended consequences to businesses, people, and communities along with
substantive policy lags that are not able to minimize these consequences prospectively.
Disruptions to Business Environment. The impacts of Airbnb on the traditional
hotel industry are still being debated. While some evidence has been presented that
Airbnb takes business away from the conventional accommodation sector, it appears that
this is primarily a concern for the lower-end and boutique hotels rather than a competitive
force for large hotel chains. One study in Austin, TX found that for every one percent
increase in Airbnb listings there was a .05% decrease in hotel income. This effect was
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more pronounced at the lower end of the market possibly hurting local providers and their
employees (Gurran & Phibbs, 2017; Guttentag, 2015; Zervas, et. al, 2014). Researchers
found a statistically significant, but economically trivial effect on hotel revenue,
occupancy, and room rates in New York City further calling into question a strong and
meaningful negative impact of Airbnb on the traditional tourism industry (McGowan and
Mahon, 2018). As a result, larger hotel chains tend to be more accepting of Airbnb while
smaller hotels and bed and breakfasts tend to fight for regulation (Guttentag, 2019). The
more pronounced impacts, however, are being experienced by local residents as sharing a
home also means sharing a neighborhood and community (Rae, 2019).
Disruptions to the Community. It is in the local day-to-day living where the
impacts of Airbnb are disproportionately felt. To fully understand the phenomenon, it is
first important to understand the economic factors which drive the growth of the platform
in local communities. Nashville, TN as a case study, illustrates how the significant
growth of Airbnb over the last few years holds appeal for potential investors looking to
maximize real estate investment profits through the short-term rental market driving them
to purchase property that would otherwise be available to local, long-term residents. In
2015, the first year short-term rental units were documented in Nashville, they accounted
for just 4% of overnight stays. That number grew to 14% in 2017 and 17% in 2018 or
5,921 listings. Most of Nashville’s home rental accommodation listings are densely
populated in historic and trendy gentrified or gentrifying neighborhoods close to
downtown. 83% of Airbnb rentals in Nashville are listed as entire homes averaging $213
per night (Inside Airbnb, 2019). Of these listings, more than half, 51% or 2,728 listings,
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are “rented frequently” for an estimated average of 187 nights per year. With an average
length of stay of 3.7 nights, it is estimated that whole-home rentals are pulling in a rental
income of more than $2000 per month (Inside Airbnb, 2019). Some rentals are seeing
upwards of $6,000 per month lending credibility to the idea that it is more profitable for
landlords to lease short-term units to temporary visitors than annual leases to long-term
residents. Significantly enabled by advancing technology, Airbnb has made it much more
lucrative for landlords and property managers to offer units as short-term visitor rentals
rather than long-term residential units (Wachsmuth and Weisler, 2018). As Airbnb has
grown it has led to increasing concerns about the negative quality of life and social and
community impacts, as well as new gentrification pressures within these communities.
Effects of the Sharing Economy
There are well-documented benefits to the sharing economy including the
opportunity for residents to earn additional income through the renting out of unused
space, ease of connection to people who need services, and therefore broadened access to
travelers which was not available prior to the existence of platform real estate, and a
highly profitable business venture which introduces new opportunities for investment and
business development with little to no startup costs (Cheng, 2016; Cocola-Gant & Gago,
2019; Shaw, 2020; Srnricek, 2017). Tough these are documented benefits are substantial,
the reality of living in an area with an increased presence of short-term rental units and
the creation of a new informal tourism accommodation sector within residential areas
does create cause for concern in relation to the quality of living and other neighborhood-
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level impacts. (Bernardi, 2018; Cocola-Gant & Gago, 2019; Guttentag, 2015) including
new or added gentrification pressures and changes to the social fabric of a community.
Gentrification, Displacement, and the Rent Gap. Researchers have established
that the sharing economy platform, Airbnb, is a significant contributor to the process of
gentrification. Cities with international appeal such as Barcelona, Berlin, New York City,
and Los Angeles have seen significant growth in short-term rental units as have a range
of other cities across the United States. Accordingly, there is now a small but growing
body of evidence that the rapidly expanding Airbnb platform is putting substantial
pressure on the availability, affordability, and livability of housing in many urban hot
spots. At the national level researchers found that for every 10% increase in Airbnb
listings in a US zip code, there is a .42% increase in rental prices and a .76% increase in
housing prices (Holder, 2019). However, housing effects can be much more pronounced
at the local level.
In New York City, from September of 2014 to August of 2017, it is estimated that
Airbnb removed approximately 20% of vacancies from the market in popular Manhattan
and Brooklyn neighborhoods and nearly 28% in the East Village (NYCC and RAFA,
2015). In Los Angeles, it is estimated that 11 units are removed from the local rental
market each day by investors interested in the short-term rental market (Samaan,
2015). In Barcelona, an estimated 16.8% of housing stock has been lost to the short-term
rental market in the popular Gotic neighborhood and 2.2% overall (Gant, 2016). In
Berlin, however, researchers argue that short-term rentals are not an empirically
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significant factor in removing housing from the market, though it is a common cause for
concern by the public (Stors and Kagermeier, 2015).
This reduction in housing has, in turn, led to gentrification pressures including
displacement of local residents directly where tenants may be forced out or simply not
offered a renewal of their lease or indirectly as costs of living increase to such a point that
it becomes unaffordable to stay. Additionally, the cohabitation of residents and tourists in
the same space creates other displacement pressures as disruptions to everyday residential
life become more common leading residents to consider relocation. This “collective
displacement” results in a loss of local residents and an exclusion of potential new ones
from moving in thus substituting residential life for tourism (Gant, 2016). Much of this
pressure is being driven by new financial opportunities created as a result of the growing
short-term rental market. The presence of profitable short-term rentals has created a "rent
gap" in which a landlord’s actual earnings are less than potential earnings leading to loss
of rental housing. (Smith, 1987; Wachsmuth and Weisler 2017). Specifically, the gap
occurs between what a landlord will earn with current long-term rental rates and what
they could earn on the short-term rental market. This results in strong incentives for
landlords to leverage short-term rental markets.
Research in Boston supports the idea that Airbnb increases rents by decreasing the
supply of units available to potential residents and provides evidence of a link between
the increasing rental price and the suppression of the supply of rental units available for
lease (Holder, 2019; Horn & Merente, 2017). In Los Angeles, researchers suggest Airbnb
is contributing to the reduction of affordable housing through conversion and
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“hotelization.” Conversion refers to when a housing unit previously occupied by a local
resident becomes a year-round short-term rental listing effectively removing it from the
rental market and adding it to the hotel supply. While conversion leads to a minor
increase in rents in areas heavily concentrated with Airbnb listings, the bigger issue is it
reduces the supply of affordable housing by removing potential homes from the market.
"Hotelization," on the other hand, happens when a property owner is able to rent out a
room on Airbnb for a lower price than would be available for a regular hotel room,
earning a substantial premium themselves (Lee, 2016). Because of this clear rent gap,
there is a strong incentive to list available units as a short-term unit rather than rent to
long-term residents. Where a gap exists, the result is an increased incentive for
investment dollars to flow into housing markets, thereby driving up housing prices,
attracting newcomers to the area whether as short-term renters or property owners
(Wachsmuth & Weisler, 2018). When middle-income renters are displaced from
impacted neighborhoods, they are often pushed into cheaper, typically lower-income
communities close by which can, in turn, begin the process of gentrification in those
areas (Lee, 2016). What makes short-term rental-based gentrification different, however,
is that redevelopment in these cases does not need to happen. For an already established
property, the only truly necessary step is for the current occupant to be removed from the
unit making it a much more difficult process to detect and mitigate through policy
response.
Social Consequences. Airbnb rentals are especially concentrated in
neighborhoods located in close proximity to central business districts and in residential
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areas which have not historically hosted tourists in large numbers but have a strong
cultural reputation and available leisure amenities. These areas are likely to be
gentrifying or already gentrified areas, often transformed from poor and racialized
neighborhoods that historically lack tourist-friendly cultural amenities into wealthier,
whiter communities (Wachsmuth & Weisler, 2018). In this way, a system of unequal
opportunity is being perpetuated in lower-income communities of color as there is an
uneven distribution of benefits related to short-term rental income and the larger process
that Airbnb may put into motion in some communities. In April 2016, Airbnb released a
report "Airbnb and Economic Opportunity in NYC's Predominantly Black
Neighborhoods" using testimony from residents to make a case it helps middle-class
African American families make ends meet in New York City. The company claimed
rental usage rose more than 50% faster in historically black neighborhoods than in the
city as a whole (Airbnb, 2016). However, critics were quick to point out that these
neighborhoods were experiencing a process of gentrification and that in predominantly
black neighborhoods it is actually white hosts who consistently earn a larger share of the
revenue than is their share of the population (Wachsmuth & Weisler, 2018; Cox, 2017).
In short, property owners who benefit from Airbnb rentals are disproportionately white,
wealthy households. Furthermore, wealth from property ownership, in general, is
considerably skewed toward the same demographic, especially with regard to ownership
of a second home or multi-unit properties (Bivens, 2019). Though the larger number of
listings, in general, may be with hosts who have only one property, the greater share of
the revenue is earned by hosts with multiple properties leased by professional operators.
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This creates a system of “winners” and “losers” through the unequal distribution of
economic benefit (Horn & Merente, 2017; Lees, 2016) that disproportionately excludes
communities of color from reaping their proportionate benefit, while their white
counterparts reinforce long-standing wealth disparities with the racially marginalized
communities.
Regulatory Response to Airbnb
In terms of developing regulations, policymakers are largely seeking to protect
residents by instilling policies that minimize impacts on neighborhood character and
protect affordable housing while still harnessing the economic incentives the short-term
rental market can bring to the community and to residents looking to earn additional
income (Lee, 2016). Therefore, key concerns in the regulatory debate are mostly related
to the mitigation of neighborhood disruption and adverse impacts to housing markets.
With new and disruptive innovation, there is no “best practice” to pull from when
formulating policy. This has led to a system of trial and error in which many local
governments are rushing to pass policy guidelines only to realize that regulatory
measures present considerable challenges with enforcement (Gurran, 2018).
Additionally, forming a regulatory response involves engaging multiple stakeholders,
often with conflicting interests, presenting further challenges to the creation of policies
that protect the interests of all involved yet prioritize the concerns of local residents
(Nieuwland & Van Melik, 2018; Park, 2019). In almost every case, Airbnb has also
consistently challenged regulation through legal action and paid lobbying efforts in cities
across the United States in an effort to avoid such restrictions.

49

This literature illustrates the diverse disciplines and issues around the continually
evolving short-term rental market. With the growth of short-term rentals as an
accommodation offering in most cities with tourism appeal, forces of gentrification and
displacement are driven by STR investment puts local government interest to protect both
local residents and foster an environment for business growth at odds. The benefits of
Airbnb are clear, cheaper, more authentic travel experiences for consumers and additional
income for property owners most importantly. However, with the benefits, there are also
equally important social costs and community impacts that must be examined. The next
chapter outlines a method of study designed to analyze STR policy and develop an
understanding of how governments are balancing these conflicts through local
regulations.
Summary
This literature is presented to develop an understanding of the impacts the shortterm rental accommodations on local communities and the subsequent policy response of
municipal governments. The emergence of tourism accommodation in residential areas
has been largely driven by the rapid growth of Airbnb in US cities. Because Airbnb is a
relatively new platform, limited research has been conducted to this point to examine its
impacts on popular tourism destinations. Its growth, however, in urban neighborhoods
that are in close proximity to downtown, considered to be trendy, and possess a high
quality of life, is creating new policy questions, gentrification pressures, and overall
impacts on day-to-day living for residents. Researchers are beginning to establish that a
new form of gentrification is occurring in cities across the United States as a result of the
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largely unregulated growth of the short-term rental market enabled by sharing economy
platforms such as Airbnb. Overall, the emergence of the Airbnb platform has forced cities
into reactive policies in order to try to preserve affordability, availability, and livability of
housing in cities across the United States. With no established “best practice” having yet
been established and multiple stakeholders who often have conflicting interests, the
creation of policy has been challenging as cities seek to regulate the platform while still
embracing its economic value (Nieuwland & Van Melik, 2018; Park, 2019). This study
examines the existing policies, policy processes, and perceived community impacts of the
sharing economy in urban communities in which there is a high density of STR units in
areas close to the downtown urban core. The following chapter discusses the methods
used in this two-part qualitative study which examines policy themes that have emerged
in select US cities as well as captures in-depth experiences from those directly involved
in the policy process and impacted by the growth of the STR market in Nashville, TN.

51

CHAPTER THREE
METHODOLOGY
This study will employ a qualitative design methodology to analyze existing STR
policy, the process by which policies were created, and present a case study of the
perceived impacts of the increased presence of short-term rental units in an urban
environment as experienced by community members. The overall aim of this research is
to better understand the intersection of the local policy environment, Airbnb, and local
community level impacts where tourism is part of the economic engine. This two-part
study will provide a greater understanding of this issue as it relates to the STR policy,
process, and perceived impacts. Specifically, this research will examine the policy
environment of STRs in communities which are perceived to have played a role in policy
design in this area and with high densities of short-term rental units. Additionally, a case
study of a city that has struggled with designing effective policy and regulatory tools for
the STR market will be examined and discussed.
Study 1 – Regulating Airbnb: An Examination of Existing STR Policy in Select US
Cities
Research Design
Study one employs a qualitative design to address the question of what the current
policy landscape is related to STR regulation in a sample of US cities. A policy scan is
designed to go beyond understanding the broader regulatory and policy environment by
examining and describing the broadest mix and range of policy instruments that influence
the policy environment around specific issues (UNEP, 2016). As a method of analysis, an
effective policy scan addresses policy instruments that have both positive and negative

52

impacts on the policy landscape. The strength of this method is also influenced by the
strength of focus on the chain of policy instruments, the hierarchy of regulatory and
policy tools, along with external and/or internal political or private pressures. Overall,
environmental scanning is an effective tool for gaining an understanding in a complex,
dynamic, and uncertain policy environment (Choo, 2001) as is the case with the
inconsistent regulation of the short-term rental market across the country.
This research tool also has the benefit of being useful for policymakers and
researchers, as this approach uses an “applied” lens to capture the wider policy and
regulatory environment at local, regional, and national levels. While a complex
environment, the nature of the STR policy and regulatory environment is largely
influenced by local municipal policies in the United States. For this reason, the authors do
not provide a scan of national or state policy, which is scant, and instead focus on
variations amongst municipal policy across the United States. The specifics of the
methodology utilized for this paper are as follows.
Study Sample
Using information gathered from AirDNA, a worldwide provider of short-term
rental data and analytics, and R Street, a nonprofit public policy research organization, an
initial list of ninety-five cities was compiled based on published reports on Airbnb
demand and regulation. The following reports were used to construct the list. First,
researchers used AirDNA’s list of Best Cities for Airbnb: Average Price by City (Dubois,
2019) which measures the average rate at which properties are reserved thus indicating
where hosts make the most money per night on Airbnb. Second, Best Places to Own
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Rental Property: Large Markets (Dubois, 2020) was used to identify cities by active
Airbnb listings, not by population size, with the minimum criteria being one thousand or
more listings. Next, Airbnb Occupancy Rate by City: Urban Locations Dominate
(Dubois, 2019) which identified cities with the highest occupancy rates in the United
States. Additionally, The Best Cities for Airbnb: The Most Profitable Airbnb Cities in the
United States (Dubois, 2019) was used to identify cities with the highest revenue earned
per available rental or REVPAR, a factor of occupancy rates and average daily prices
(DuBois, 2019; DuBois, 2020). Finally, from R Street, cities in which short-term rental
regulations were analyzed in the 2016 Roomscore report were added to the list (Moylan,
2016).
To narrow the list, all cities located outside the continental United States were
eliminated. Next, areas which were not declared as urbanized areas by the US Census
Bureau were removed. Additionally, megacities vary in the exact definition but are
generally defined quantitatively by a population size of more than eight to ten million
(United Nations, 1987; United Nations, 2018; Yeung, 2020) on the high end and one to
five million on the low end (Kraas, 2007; Kraas & Mertins, 2014, Yeung, 2020). Though
megacities do provide valuable insight to the impacts of the short-term rental market in
terms of housing pressures and tax requirements, the sheer magnitude of the population
and the immense nature of governing large metropolitan areas is not representative of or
easily generalizable to the governance of the majority of US cities (Yeung, 2020).
Conversely, “small” cities or those with a population less than 100,000, were excluded in
order to focus the list to mid-size and large cities as defined by the US Census Bureau.
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The US Census Bureau defines small cities in two ways. “City-small” is considered to be
an area within an urbanized region and a principal city with a population of less than
100,000. “Suburban-small” is an area located outside of a principal city but within an
urbanized area (NCES, n.d.). In both cases, small cities function as subdivision of a larger
city (World Population Review, 2021) and are therefore only a small representation of the
urban environment, but not part of the urban core. This is an important designation as
STR units being studied for the purposes of this research are largely located in or near the
urban core or downtown area. This leaves thirty-five cities which fall within the
guidelines of the US Census Bureau’s definition of a large or mid-size city defined by
population range as more than 250,000 for large and between 100,000 and 250,000 for
midsize (NCES, n.d.). These cities were then divided into five regions defined here as
Midwest, Northeast, Southeast, Southwest, and West. From this list three cities from each
region were randomly selected using the web-based program Research Randomizer to
generate the following results with no states being duplicated.
Midwest – Cleveland, OH; Kansas City, MO; Minneapolis, MN
Northeast – Baltimore, MD; Boston, MA; Jersey City, NJ
Southeast – Charleston, SC; Nashville, TN; New Orleans, LA
Southwest – Albuquerque, NM; Austin, TX; Oklahoma City, OK
West – Denver, CO; Salt Lake City, UT; Seattle, WA
Data Collection
From each city, current STR policy documents were collected and analyzed with
the goal of identifying common regulatory themes. A policy scan is an important tool to
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clearly understand the existing and potentially historic policy environment. However, this
approach is static and provides limited knowledge of possible improvements to current
policy or methods to make changes for policy improvement. Additionally, this approach
importantly does not allow for measurement of the magnitude or weight of benefits and
costs across stakeholders, which makes considerations of equity challenging.
Nevertheless, this research is very important in situations where an emerging issue
creates a highly varied policy environment, and best or effective policy practices are still
uncertain. It is this environment, which we believe the nation is still in with regard to
Airbnb and providing research on the state of municipal policies will add value to
communities but also to future researchers studying this topic.
Study 2 – STR Policy at the Ground Level: One City’s Struggle
Study Design, Measurement, & Unit of Analysis
Part two of this study utilized a case study design to give real-life context to the
implementation of policy themes determined in part one. Part two examines stakeholder
experiences and perceptions of the policy process, design, and factors leading to the
passage and subsequent revisions of short-term rental regulations in Nashville, TN. To
accomplish this, researchers conducted four stakeholder interviews, analyzed ten video
recordings of public administrative meetings at which short-term rentals were discussed,
and reviewed websites of two local investors and one neighborhood advocacy group. The
study specifically examines the process leading to the initial STR policy as well as the
evolution of existing policy as the market has continued to evolve and issues with
enforcement have grown. In large part, enforcement issues which arose ultimately led to
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the amending of current legislation, creation of new areas of policy, or alternative means
of monitoring compliance. This study measured individual stakeholder perceptions
related to the policy process, design, and implementation through the examination of a
broad group of voices which shed light on the process of policy design, perceived
effectiveness of previous and existing STR regulation, and gaps in policy which have
been exposed as STR policy has been implemented and the market has continued to
change and develop.
Case Study Methodology
A case study is a valuable approach which allows for an in-depth, descriptive
study of complex issues in a real-world setting (Crowe, et.al., 2011) giving thorough
explanation to what is being experienced at the individual, group, or community level
(Riddick & Russell, 2014). Case study design provides for a more in depth focus of an
issue by giving real life context to a contemporary phenomenon (Yin, 1999, 2014). In his
2014 work, Yin categorizes case studies as explanatory, exploratory, or descriptive,
further differentiating by single, holistic, or multi-case approach. Explanatory studies are
used when seeking to explain causal links in real-life interventions when the complexity
of the issue is beyond what can be explained through a survey or experimental design.
Exploratory studies, on the other hand, are more beneficial in situations where there is not
a clear or single outcome. Finally, the descriptive study, the approach used in this
dissertation, is best utilized when the goal is to describe a phenomenon through the reallife context in which it is occurring (Baxter & Jack, 2008; Yin, 2014).
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Though the case study methodology is not without its critiques, the researchers
believe it is the best method for exploring the complexity of the STR policy landscape
and gain valuable insights into the varied stakeholder experiences, perceptions, and other
factors critical in the process. One common critique of the case study approach is the
narrowness of its scope. A case study relies on a single unit of analysis thereby limiting
the generalizability of the results to the broader population (Johnson, 2014; Merriam &
Tisdale, 2009; Patton 2002, Reis, 2009). Additionally, case studies are also faulted for
their lack of rigor in the collection, construction, and analysis of the materials examined
(Johnson, 2014; Merriam & Tisdale, 2015; Reis, 2009). Such critiques are often
attributed to the subjective nature of the qualitative process calling into question
problems of researcher bias or lack of appropriate objectivity (Stake, 2010; Merriam &
Tisdale, 2015; Reis, 2009). Despite its limitations, a case study design is useful in
developing an in depth understanding, particularly of new phenomenon, which provides
practical information to inform decision making (Creswell & Creswell, 2018; Johnson,
2014; Riddick & Russell, 2014; Stake, 1995, 2010, 2011; Yin 2014). Because of its
applied nature, case studies have proven particularly useful in studying new innovations,
as is the case with Airbnb, and informing policy (Hammel, 1993; Merriam & Tisdale,
2009) and thus is believed to be the best approach for this study.
As such, a single-case approach is used with the goal of comprehensively
reporting experiences as they were lived; this adds depth to the understanding of how
specific events unfolded. Using this approach to study the short-term rental phenomenon
in Nashville, TN provides context to the process as it was experienced and perceived by
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the identified stakeholders. This method allows for the framing of individual perspectives
in the context of the broader national phenomenon (Crowe, et.al, 2011, Stake, 1995).
With the newness of the STR platform, complexity of the issues, and inconsistencies in
policy response across the United States, a case study approach allows for a richer and
deeper view of the policy process and perceived community impacts by going deeper into
this specific case rather than wider. This localized and context specific lens is valuable as
municipal governments seek to establish best practices in how to effectively manage the
new and widely disruptive innovation for tourism accommodation brought about by the
growth of internet platforms for short-term rental markets and more specifically,
Airbnb.
Site Selection
Nashville, TN
Airbnb has seen significant growth in Nashville, TN from 2012 to present.
According to Fidelity National Finance Company, the city ranks eighteenth on its list of
Best Cities to Buy Airbnb Investment Properties (IPX 1031, 2021). The city also ranks
number two on the list for Cities with Best Hosts (IPX 1031, 2021). Because of the
explosive growth of STR rentals within the city, Nashville was an early adopter in
attempting to create a comprehensive STR regulatory framework. This ultimately proved
to be controversial due to the nature of the regulation and the difficulty in enforcing the
new rules (Moylan, 2016). As pointed out in a 2016 study of short-term rental regulation
in the United States,
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Nashville's cautionary tale of good intentions and decidedly mixed results
illuminates some of the difficulties facing policymakers as they attempt to strike
the appropriate balance between fostering innovation and dynamic new markets
and establishing basic rules that make compliance simple (Moylan, 2016, p. 12).
In 2012, Nashville City Council began the process of regulating short term rental units
after owners of historic bed and breakfasts complained to city council candidates about
the unfairness of the licensing process they were faced with while short term rental
operators were able to turn homes into accommodations without restriction (Allen, 2019).
Two years later in 2014, the first legislation was passed requiring licensing of short-term
rental units The ordinance also classified properties into two categories, owner occupied,
and non-owner occupied, thereby restricting non-owner occupied units to three percent in
single family housing districts. At this time no limitation was placed on multi-family
units (Legislative History of STR Property Permits, n.d.). In 2017, legislation stopped
any new licensing of non-owner-occupied units in single-family and two-family (duplex)
residential districts (Allen, 2019; Legislative History of STR Property Permits, n.d.). This
decision unwittingly created an incentive for investors as they began moving to the multifamily market soon after. A current breakdown of STR permits by type can be seen in
Figure 1. In 2018, a pattern of zoning emerged indicating investors were buying property,
building, and rezoning it “RM” or residential multi-family in order to feed the supply of
short-term rental units (Allen, 2019). While this research cannot prove the significance of
this relationship, there is pattern in the data that appears to fit this trend (Data Lens of
STR, n.d). In 2019, city council passed a bill gradually phasing out multi-family units by
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Figure 3.1
Nashville short-term rental (STR) permit numbers by subtype, 2021

Source: Data Lens of Short-term Rentals, Residential Short-term Rental Permits (Nashville,
2021)

2022 (Legislative History of STR Property Permits, n.d.). Included were stipulations on
new multi-family projects which stated all permits to build must be obtained prior to July
2021. Existing permit holders are allowed to keep their units, but if a property sells, the
permit cannot be transferred or renewed. Homeowners who chose to rent out rooms in
their homes can still do so without restriction (Allen, 2019; Legislative History of STR
Property Permits, n.d.; Mazza, 2019).
Furthermore, Nashville makes an interesting case study as it is a city that
intentionally turned to tourism as a means for economic growth. Since the early 2010s,
Nashville’s star has been continuously rising. Now a major tourism destination, the iconic
music scene, hit television show Nashville, consistently successful sports teams, and
megaevents such as the 2019 NFL Draft, Jack Daniels Music City Midnight: New Year’s
Eve in Nashville, and the CMA Music Fest have landed Nashville on more than one list
of trendiest cities to live and visit. The tourism industry in Nashville has seen astonishing
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Figure 3.2
Residential Population Growth, Downtown Nashville, TN

Source: Downtown Nashville Partnership (DNP, 2019)

growth from 8.5 million visitors in 2008 to a record breaking 15.2 million visitors in
2018. A record that was broken again in 2019 due to the nearly 600,000 visitors who
attended the NFL Draft in April, bringing the annual visitor total to 16.1 million
(Leimkuehler, 2019 and Visit Music City, 2020). Nashville has also experienced
considerable population growth during this time, much of which has been centered
around historic neighborhoods close to the urban core. In 2008, 4,142 people lived in
downtown residential areas, while in 2017, that number had grown to 10,240 and reached
14,000 in 2020 (Downtown Nashville Partnership, 2020; Visit Music City, 2020). As
seen in Figure 2, Nashville’s downtown population is expected to reach 20,000 residents
by 2022. Additionally, the downtown area has experienced fourteen times the percentage
growth as the remaining areas within the city limits (Downtown Nashville Partnership,
2020). Such dramatic population growth in the urban core has led to gentrification in
traditionally disinvested areas around downtown as seen in Figure 3. This has added
substantial stress to the city’s supply of affordable housing stock (Ong, 2018; Ward &
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Figure 3.3
Indicators of gentrification: Shifting race and ethnicity in Nashville neighborhoods

Source: Reicher, 2017
Additionally, the downtown areas are also beginning to show signs of tourism
gentrification arguably driven by Airbnb and room demand in response to the rapid
growth of visitors to the city (Walker, 2019). Such conditions highlight the appeal
for potential investors looking to maximize real estate investment profits through the
short-term rental market.
Strong tourism appeal and a hot real estate market have driven investors to
purchase property to rent on the short-term market that could otherwise be available to
local residents for long-term rentals. In 2015, the first year short-term rental units were
documented in Nashville, they accounted for just four percent of overnight stays. That
number grew to fourteen percent in 2017 and seventeen percent in 2018, or 5,921 total
listings (Visit Music City, 2020). The majority of Airbnb rentals in Nashville are entire
homes, with other fifty percent of them being identified as “rented frequently” (Inside
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Airbnb, 2019). With an average stay of 3.7 nights, 187 nights per year, many of these
home rentals are generating rental income of more than $2000 per month (Inside Airbnb,
2019). Some properties are seeing upwards of $6,000 per month lending credibility to the
idea that it is more profitable for landlords to lease short-term units to temporary visitors
than annual leases to long-term residents. According to AirDNA (2020), on average, an
owner in Nashville can make $17,100 per year based on an average nightly rate of $209
and an occupancy rate of fifty-one percent (Adams, 2019; IPX 1031, n.d.; Medina, 2021).
According to one local real estate agent, top performing rentals will net $60,000 to
$70,000 per year (Adams, 2019). One example of the strong profitability of an Airbnb
rental in a neighborhood which is in close proximity to downtown is the “Butterfly BnB”
in East Nashville which lists for $362 per night and sleeps up to twelve guests. In one
month alone the property produced $10,000 in revenue netting the owner more than
$5,000 profit with just thirteen nights of bookings. The same owner has another property,
a two-bedroom townhome in downtown, which netted an additional $5300 in profit with
nineteen nights of bookings (Medina, 2021).
Significantly enabled by technology, Airbnb has made it much more lucrative for
landlords and property managers to offer units as short-term visitor rentals rather than
long-term residential units (Wachsmuth and Weisler, 2018). Most of Nashville’s home
rental accommodation listings are densely populated in historic and trendy neighborhoods
close to downtown as shown in Figure 4, the same communities which were already
experiencing significant gentrification as previously mentioned. The results of this in
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Figure 3.4
Location of Airbnb units in Nashville, TN

Source: Inside Airbnb, 2019
Nashville, as with many other communities around the world, is experiencing
impacts on quality of life, social and cultural activities, and connectedness, as well as
added gentrification pressures. The continued growth, problems and legal challenges
related to regulation of short-term rental market, conflicting desires within city council,
the community, and other stakeholders, and strong investor presence make Nashville an
instructive case study that can provide guidance for other cities in both process and policy
design.
Study Sample
Nonrandom, purposive or judgmental sampling was used in this study identifying
key stakeholders in the policy process with demonstrated knowledge, experience, and
expertise of the STR market. Key members of the following groups were contacted.
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City Council
Nashville utilizes a strong mayoral and city council system therefore the city
council serves as the legislative body with the mayor serving as the chief executive. City
Council is responsible for making and amending citywide laws, policies and ordinances
as well as levying taxes. The council is quite large at forty-one members, thirty-five of
which are elected, and the remaining six positions are elected at large (Nashville, n.d.).
With such a large council, it was important to narrow the study selection of
representatives by choosing members with knowledge and experience in the short-term
rental market policy process. Of the forty-one members, the list was first narrowed to
individuals representing the top five districts for short-term rental licenses as published
by the city as seen in Figure 3.5. A further breakdown of the number of permits in each of
the top five council districts can be found in Table 1. In order to determine areas with
high densities of short-term rental units to be studied, 2021 residential STR permit
information was gathered from public data available through the Metro Government of
Nashville & Davidson County, TN via data.nashville.gov. From this, permits were sorted
by council district finding that of the thirty-five council districts within the city, five hold
the vast majority of the short-term rental units at 63%. Additionally, representatives
outside of those districts who were intimately involved in the initial and ongoing policy
process were contacted due to their working knowledge and involvement in the process.
In total, three council members were interviewed. These members provide critical insight
to this issue as they all influenced the design, passage, and implementation of regulations
and policies around STRs in the city.
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Figure 3.5
STR Permits by Council District in Nashville, TN, 2021

Source: Data Lens of Short-term Rentals, Residential Short-term Rental Permits (Nashville,
2021)

Table 3.1
Number of STR permits by council district in 2021
Council
District
19

Number of STR
Permits
2760

Multifamily
1204

OwnerOccupied
128

Non-owner
Occupied
90

17

1242

621

434

187

21

1080

838

171

71

5

1020

398

420

202

6

972

57

664

251

Source: Data Lens of Short-term Rentals, Residential Short-term Rental Permits (Nashville,
2021)
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Nashville Convention & Visitors Corp (NCVC) has the mission to promote the City of
Nashville and increase tourism to the area by
branding, selling, and marketing the city nationally and internationally as
a premier entertainment destination for travelers who seek authentic and unique
leisure and convention experiences (Visit Music City, n.d.).
The organization also represents local hoteliers who have an important stake in the
regulation of Airbnb related to safety regulations, building and zoning codes, and, more
than any other group, tax requirements. Additionally, NCVC works closely with the
convention centers in Nashville who need available accommodations within the city and
recognize that with the current rate of tourism Airbnb is necessary to provide an adequate
amount of accommodation to meet visitor demand. Both the NCVC and convention
centers are critical to the conversation around regulation of short-term rentals in
Nashville and again offer varied perspectives important in the overall policy process. For
these reasons, one executive was interviewed and at the request of the agency, acted as a
representative of the NCVC as a whole.
Local Residents
Though neighborhood advocacy groups can effectively represent community
interests on a political level, the goal of this study was to engage citizens at a more
personal level to understand their lived experiences with Airbnb and other short-term
rental offerings. Many local residents choose to rent spare rooms or their whole home on
the short-term rental market and would be adversely impacted if the ability to do so was
lost due to overly strict regulation. However, it can be argued that Airbnb, like no other
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sharing economy platform, impacts non-users, often negatively, with its use, thereby
creating questions related to the necessity of quality-of-life regulations that may be
needed in order to design policy tools that are more resident centered. It is critical to
directly engage residents in the policy process and/or community engagement efforts to
gain insight into the lived experience and potential benefits experienced within their
neighborhood. To accomplish this, one interview was conducted with a resident who
lives within a district with a heavy concentration of STR units and whose house is in
close proximity to an active property. To account for the low number of interviews, social
media posts from a local neighborhood group and past recordings of metro council and
short-term rental review board meetings were transcribed and analyzed to gain further
insight into the neighborhood experience.
STR Investors & Private Developers
Another critical perspective needed to fully understand the issues and driving
factors behind specific legislative efforts are investment brokers and private developers
who market, build, and sell STR units across the city. Arguably, as profit focused
investors, this stakeholder group often attempts to stay one step ahead of city ordinances
in order to continue to build and profit from the building of short-term rental units (Allen,
2019). In the spirit of shifting efforts to areas which are more loosely or not at all
regulated, new patterns have emerged in Nashville with developers now building condos
and apartments that are, in actuality, de-facto hotels based on their design and size.
Example of these types of units available for sale on the local real estate market in north,
east, west, south, and downtown Nashville can be seen in Figure 6. All units listed are
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Figure 3.6
Airbnb only units for sale in Nashville, TN, 2021

Source: Hammond, 2021
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located within the five council districts most densely populated with Airbnb rentals as
indicated above. This gives credibility to the idea that this type of unit has gained
significant popularity and investor appeal in recent years in trendy areas of the city
located close to downtown. Without the cooperation of private developers, any future
regulation or policy is at risk of non-compliance. Therefore, it is critically important to
engage investors and developers in the policy design process. Unfortunately, this group
showed a significant unwillingness to be interviewed directly for this research. To
accommodate for this, company websites were reviewed to gain understanding of the
strength of the STR market in the city as described below.
Data Collection
The original methodology proposed primarily interviews and focus groups with
the key stakeholders identified above. The COVID-19 pandemic and the controversy
around this issue resulted in the need to adjust the methods deployed. The larger research
questions did not change, and the methods used provided robust, but different lenses of
these issues. Semi-structured interviews were conducted to gather information from key
stakeholders involved in the policy process. This allowed more in-depth conversations
around critical issues related to the creation, implementation, and enforcement of STR
regulation in the city.
To begin, interviews were conducted with three city council members. The
council member represented one top five district and two at-large seats. All have served
multiple terms on council and were intimately involved in the creation of the initial
policy in 2014 as well as subsequent policies up through the most recent legislation
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passed in 2018. Next, an interview was conducted with the representative of the Music
City Convention and Visitors Bureau (MCCVB). This interviewee was selected by the
agency itself to represent the organization’s perspective on the issue.
As a result of continued difficulty in recruiting local residents to be interviewed
by researchers, alternative methods of gathering data that represents the citizen
perspective were utilized. First, public recordings of city council meetings in which shortterm rental regulation was discussed were evaluated in order to analyze feedback shared
by the general public who attended and came forward to speak at council meetings. This
gave researchers a general idea of the concerns of local residents. Next, recordings of the
Short-term Rental Appeals Board were analyzed to gain a deeper understanding around
issues of policy violations and enforcement. Public hearings, however, are often not
representative of all citizens therefore further stakeholder engagement resources were
utilized.
Late in the data collection process a local resident responded to a request for
interview to discuss a specific incident that was occurring on their block. As a result, a
semi-structure interview was then conducted to discuss their overall STR experience and
the specific incident itself. It is important to note here this is the only resident that was
interviewed for this study. However, from this interview, researchers were recommended
to a social media page which residents utilized as a forum for action. The East Nashville
Urban Design Facebook page is a closed group that permission must be granted to join.
In order to gain access to further resident perspectives, researchers requested and
subsequently gained access to the page. Statements written by residents on this page that
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related to a specific incident in question were used to gather additional feedback related
to enforcement of STR policy.
The final step of the data collection process was to gather information that
represented the investor perspective. However, STR investors and private developers
proved to be a group which was unwilling to be interviewed by researchers. Therefore,
artifacts were analyzed in the form of company websites and news articles in order to
gain knowledge of the scope of the market, what and how many units were available, and
the areas in which they existed.
Data Analysis
This case study was informed by semi-structured interviews, website reviews,
social media, and video recordings of public meetings. To begin, interviews were
conducted via Zoom. With the permission of the interviewee, interviews were recorded
and transcribed verbatim. Inductive coding used to develop themes in the data and
minimize researcher bias. To address issues of validity in the study, study member checks
were conducted with interviewees to determine whether participants feel they were
accurately represented in the findings and any inaccuracies were corrected. Next, video
recordings of both city council and STR review board meetings are publicly available via
YouTube. With regard to council meetings, videos in which STRs were discussed from
2015 to 2019 were reviewed and transcribed accordingly where relevant information was
conferred.
In total, four council meetings were utilized for the purposes of this study.
Additionally, STR review board meetings were also reviewed beginning with its
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inaugural meeting in March 2021 to the most recent meeting in October 2021. In total,
six meetings were transcribed. This number excluded the initial meeting of the board in
March 21 meeting at which no formal appeals were reviewed and the July 14 meeting
which was not available online. Furthermore, at the recommendation of a local resident
who was interviewed for this study, the social media group, East Nashville Urban Design,
was reviewed to gain insight into a specific incident that occurred as research was being
conducted relating to the submission of an STR permit application. By analyzing citizen
commentary posted to the groups page, a general understanding of people’s feelings
about the specific situation and the presence of STRs in general were deduced. Finally,
due to the reluctance of STR investors and developers to be interviewed, public websites
were analyzed to assess the current availability of STR properties available for sale in
Nashville.
In summary, this research utilized multiple qualitative techniques across various
platforms and stakeholder groups to analyze existing STR policy, policy processes, and
presents a case study of the perceived impacts of STR units in an urban environment as
experienced by citizens of the city. Techniques used included semi-structured interviews,
analysis of video recordings, and website reviews. Such triangulation of data is important
in providing depth, breadth of understanding, and varied perspectives of the issues
analyzed (Creswell & Creswell, 2018; Johnson, 2014; Riddick & Russell, 2015) in this
study. The next section articulates the findings of part one and part two of the study in
which policy themes are presented and practical, “on the ground” application of STR
policy at the municipal level.
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Thematic Analysis
This study employed a qualitative research methodology to analyze existing STR
policy, the process by which policies were created, and present a case study of the
perceived impacts of the growth of the short-term rental market in an urban environment.
When conducting qualitative research, it is important to utilize a rigorous and systematic
analysis process in order to yield meaningful and useful results (Attride-Stirling, 2001;
Nowell, et.al., 2017). As such, this study utilized thematic analysis as the method of data
analysis. Thematic analysis is a method for identifying, analyzing, organizing, describing,
and reporting themes which emerge from a data set (Braun & Clarke, 2006; Nowell,
et.al., 2017). The use of thematic analysis is useful in examining key stakeholder
perspectives, highlighting similarities, differences, and unexpected results which give
valuable insight through a rich and detailed account of the data (Braun & Clarke, 2006;
King, 2004; Nowell, et.al., 2017).
For the purposes of this study, Nowell, et.al.’s (2017) step-by-step approach for
conducting thematic analysis was utilized. In phase one, triangulation of the data was
achieved by gathering multiple forms of data. In study one, STR municipal ordinances
were downloaded from Municode, an online code library used by local governing bodies
to house and make available public documents. Where STR codes where not available
using the Municode library, STR ordinances were downloaded directly from the city
website. In part two of the study transcripts from interviews and public meetings were
generated verbatim. In phase two, initial codes of all documents were generated using
inductive coding in order to simplify the data and focus on specific characteristics
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commonly found across all documents. In phase three and four, categories and overall
themes were determined from the initial coding process bringing together fragments of
experiences into a meaningful whole (Nowell, et.al., 2017). Themes were subsequently
defined in phase five to provide descriptions of each theme which is found in the
following chapter.
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CHAPTER FOUR
FINDINGS
This chapter focused on the results of the multiple methods and analysis used in
this research. Study one describes the results of the policy scan and thematic areas that
emerged. As previously mentioned, a policy scan is designed to build understanding of
the broader regulatory environment by examining a wide range of policies around a
specific issue. Environmental scanning is an effective tool for gaining an understanding
of a complex, dynamic, and uncertain policy environment as is the case with short-term
rental regulations across the country. This research tool is also beneficial to
policymakers, as it uses an “applied” lens to capture elements of the wider policy and
regulatory environment at the local, regional, and national levels. Study two then utilized
a case study design to give real-life context to the implementation of policy themes
determined in study one. Specifically, part two examines stakeholder experiences and
perceptions of the policy process, design, and factors leading to the initial passage and
subsequent revisions of short-term rental regulations in Nashville, TN. In combination
these results highlight the many factors impacting cities as they seek to manage the
growth of Airbnb, tourism, and the development and implementation of effective policy
tools. Results also reveal common themes and potential best practices for cities as they
try to create healthy sustainable communities for their residents and visitors alike.
Study One - Regulating Airbnb: An Examination of STR Policy in Select US Cities
The population examined in this policy scan included the following cities:
Midwest – Cleveland, OH; Kansas City, MO; Minneapolis, MN
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Northeast – Baltimore, MD; Boston, MA; Jersey City, NJ
Southeast – Charleston, SC; Nashville, TN; New Orleans, LA
Southwest – Albuquerque, NM; Austin, TX; Oklahoma City, OK
West – Denver, CO; Salt Lake City, UT; Seattle, WA
Documents reviewed to develop the themes for this research included current STR
ordinances in each city as well as supplementary documents such as applications
materials and handbooks where available. Primary themes that emerged consistently from
the data across all policies took five major forms: Purpose of Regulation, Definitions,
Licensing, Registration & Application Requirements, Operational Requirements, and
Enforcement. A list of themes can be found in Table 4.1 with a discussion of where these
policies are seen following.
Purpose of Regulation
Though all cities have unique reasoning for the passage of legislation that can
often identified by the specific elements included in their STR policy, only a few clearly
outline such reasons within the context of the policy. The simplest statement of purpose
is found in Seattle’s code which outlines five distinct reasons driving the passage of its
policy.
The purpose of the ordinance is to preserve the City's permanent housing stock,
balance the economic opportunity created by short-term rentals with the need to
maintain supply of long-term rental housing stock available at a range of prices,
reduce any indirect negative effects on the availability of affordable housing,
create a level playing field for all parties engaged in the business of providing
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Table 4.1 – Overall Themes of STR Policy Scan
Purpose of
Regulation

Definitions

Licensing,
Registration, &
Application
Legal
Requirements &
Basic Information

Neighborhood
Disruption

Defining a
STR

Burden on
Built
Environment
Housing
Availability &
Affordability

Classification Term, Renewal, &
of STRs
Transfer
Primary
Residence

Fees & Insurance

Hosting
Platforms &
Agents

Tax Requirements
Neighborhood
Protections
“Grandfathering”
Other
Requirements

Operational
Requirements

Enforcement

General
Standards for
Owners

Denial,
Suspension,
& Revocation
of
Authorization
Violations

General
Standards for
Platforms
Tax
Requirements
Zoning &
Historic Area
Protections

lodging, and protect the livability of residential neighborhoods (Seattle License
Code, 2017)
Though the reasons for governance of the short-term rental market are similar to
that of Seattle, Jersey City and Charleston have much more lengthy preambles to their
respective ordinances which seek to strike a balance between the acknowledgement of the
positive aspects of the platform while simultaneously making the case for the necessity of
regulation. Both policies begin with the recognition of the established values of the shortterm rental market with its contribution to the local business economy and its ability to
provide additional financial support to homeowners. Charleston posits,
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such accommodations can be beneficial under certain circumstances and, if
property regulated as short-term rentals, provide a means of assisting property
owners keep properties in good order and repair which in turn, assists in
stabilizing home ownership, maintaining property values and strengthening the
economy of the City (Zoning Ordinance of Charleston, SC, 2018)
Both cities then use transitional statements to move into their primary reasons for
establishing short-term rental regulations based on three primary impacts associated with
the increased presence of STRs in residential areas, neighborhood disruption, burden on
the built environment, and housing availability and affordability.
Neighborhood Disruption
Both Jersey City and Charleston give clear reasoning in the preamble to the policy
that the presence of short-term rentals can have negative impacts on the quiet enjoyment
and residential character of neighborhoods that requires mitigation. In the case of Jersey
City,
the presence of short-term rentals in established residential neighborhoods can
create negative compatibility impacts and nuisance violations (Jersey City Shortterm Rental Ordinance, 2019).
Included in the city’s definition of nuisance violations are excessive noise, on-street
parking, accumulation of trash, and diminished public safety.
The City of Charleston establishes that without control of the number, manner,
and places of operation of STR units, neighborhoods are at risk of being harmed by,

80

undue commercialization and disruption to the primary and overarching purpose
of a neighborhood being first and foremost a residential community, where people
actually live, not a place of transient occupancy (Zoning Ordinance of Charleston,
SC, 2018).
In both cases, this section gives a clear nod to what is to come within the formal body of
the policies which will be discussed later.
Burden on the Built Environment
In addressing the needs of the built environment, Charleston and Jersey City have
dramatically different needs and thus varied policy justifications for their respective STR
guidelines. Jersey City has a fairly simple and straightforward statement asserting that:
unregulated short-term rentals can create disproportionate impacts related to their
size, excessive occupancy, and lack of proper facilities (Jersey City Short-term
Rental Ordinance, 2019).
Charleston, on the other hand, with its unique historical character, introduces the idea that
the city may need different approaches to STR regulation across the city, this is
especially true in parts of the city that need for historical protection. This recognizes that
the Old Historic District of the city has the potential to be considerably more impacted
stating these neighborhoods are:
generally denser, have narrower streets and limited off-street parking and are
more impacted by commerce and tourists than other neighborhoods of the City
(Zoning Ordinance of Charleston, SC, 2018).
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With this in mind, the city has created a four-category system of regulation which will be
discussed later in the text.
Housing Availability & Affordability
In regard to housing availability and affordability, it is Jersey City which takes the
strongest stance establishing this as a substantial motivation for regulation stating:
it is in the public interest that short-term rental uses be regulated in order to help
preserve housing for long-term tenants and to minimize any potential deleterious
effects of short-term rental properties on other properties in the surrounding
neighborhoods in which they are located (Jersey City Short-term Rental
Ordinance, 2019).
Jersey City goes onto say that long-term housing availability in the city is low levels,
making it increasingly difficult for people to obtain permanent housing. In this section,
the city establishes that the removal of residential units from the long-term market to be
converted and utilized as short-term rental is a contributing factor to the low vacancy
rates (Jersey City Short-term Rental Ordinance, 2019).
Charleston also includes a short recognition of the potential impacts to housing
availability and affordability within the opening statement of the policy stating:
inordinate reductions in the supply of housing available for standard rentals could
have a destabilizing effect on housing affordability (Zoning Ordinance of
Charleston, SC, 2018).
With the inclusion of such statements, both Jersey City and Charleston clearly
establish that STR regulation is necessary for the preservation of the long-term rental
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market and the residential character of areas designed and designated for residential use
within the city. With the establishment of such reasons for enacting legislation, it then
becomes important to establish and define terms, particularly the definition of a shortterm rental itself, as the accommodation offering is new and does not fit within the
established guidelines of the traditional accommodation sector or traditional rental
housing.
Definitions
Foundational structure is given to municipal short-term rental ordinances through
clearly outlined definitions written into city policy providing important parameters for
enforcement of the law. This has proven to be a very important and necessary step in the
regulation of STRs in a city as this type of accommodation largely did not exist prior to
the growth of Airbnb as a tourism accommodation offering. While subtle differences
exist in the definition of terms across all cities, similar patterns did emerge and are
presented in the following section.
Defining a Short-Term Rental
Most consistent across the policy landscape and a key factor in ensuring an
institutional structure to begin regulating the market is a clear definition of a short-term
rental (STR). While some variation did exist, most cities including Austin, Denver,
Kansas City, Minneapolis, New Orleans, Oklahoma City, Seattle, and Salt Lake City
define an STR primarily by a rental timeframe of less than 30 days. Albuquerque and
Charleston also consider a STR to be less than 30 days but define the timeframe with a
slight variation specifying 1-29 days. The shortest time frame was found in the cities of
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Boston and Jersey City, both of which define a STR as less than 28 days. On the other
hand, ambiguity exists in Cleveland which defines an STR, or in the language of the city,
“Limited Lodging,” as a unit rented for “temporary occupancy” rather than giving a
specific timeframe. The City of Baltimore also does not include a specific timeframe in
its definition of a short-term residential rental rather defines the term by the intent to
“provide accommodations to transient guests,” a term further defined by city code as a
person who occupies a residence for less than 90 days thereby indicating the longest
timeframe a unit can be rented while still being short-term.
Other common language specified in the definitions of a STR though not
consistent across all cities include the exchange of renumeration of some sort, units
offered as accommodation for transient guests or occupants, and in some cases, the
specific inclusion of the use of an online platform. For most, once the type of
accommodation was defined, the next step was to classify and outline various types of
STR units which allows cities to establish regulatory differences in regard to operational
requirements as will be discussed later in the study.
Classifications of Short-Term Rentals
Once defined, or in some cases as part of the definition of STRs, many cities
further delineate short term rentals through various classifications. In the case of
Nashville and Kansas City, classification is simply broken down by owner-occupied
versus non-owner occupied. Nashville amended its original policy to more strongly
define “Short-term Rental Property (STRP)-Owner-occupied” stating,
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the owner of the property shall permanently reside in the STRP or, for conforming
uses in single-family and one and two-family zoning districts, the owner shall
permanently reside in a residential unit on the same lot (Metro Government of
Nashville and Davidson County Short-term Rental Property Permit, 2019).
The amendment goes on to say the owner of the property must be a “natural person,” may
not be a “limited liability entity” or an “unincorporated entity.” Both owner-occupied and
non-owner occupied STRs are commonly described as a residential unit of no more than
four sleeping rooms that are used and/or advertised through the online marketplace, for
transient occupancy. Kansas City outlines an owner-occupied unit as one that is the
“principal residential dwelling unit” for a minimum of 270 days per year. Jersey City also
uses the owner-occupied classification defining the owner as,
the person who resides on the property or in the principal unit associated with the
STR unit on the same lot (Jersey City Short-term Rental Ordinance, 2019).
Austin uses a similar but slightly varied distinction of STR classifying units by Type 1
which is owner-occupied, Type 2, non-owner occupied, non-multifamily, and Type 3,
non-owner occupied, multifamily units.
Among the more complex classifications are cities such as Charleston, Boston,
and New Orleans. Charleston has two primary categories of classification, Short-term
Rental, Commercial and Short-term Rental, and Residential. In the case of commercial
rentals, three distinguishing characteristics are outlined for units converted to private
accommodation. First, all units must have required characteristics of a dwelling unit
including cooking, living, sanitary, and sleeping facilities. Additionally, the commercial
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classification specifies that no more than four unrelated people may occupy the unit at
one time, and it must be located in a commercially zoned property with a limited number
of STR units available. The city of Charleston has created what is defined as Short Term
Rental, ST Overlay Zone as part of its policy which allows Commercial Short-Term
Rentals to exist for the specific purpose of allowing Bed and Breakfast and Short-term
rentals in specific zoning districts which will be discussed later in this chapter. Short
Term Rental, Residential in Charleston specifies the record owner must live on the
property and further breaks down this category of rental through the permitting process
based on the location of the unit within the city as will be discussed later in this section.
Boston defines property units as a Home Share, Limited Share, or OwnerAdjacent. Home Share and Limited Share units are both considered the primary residence
of the owner who is offering the unit to guests. A Home Share unit is considered the
operators primary residence and is restricted to occupancy of five bedrooms or ten guests,
whichever is the lesser. A Limited Share unit, while also considered to be the primary
residence of the operator, has an occupancy limit of three bedrooms or six guests with
one bedroom being occupied by the owner/operator of the property as it only includes a
portion of the property available for rent. The Home Share versus Limited Share
distinction is the city’s way of distinguishing between a whole home or partial home
rental thereby allowing for varied operational requirements. The final category, OwnerAdjacent, is not considered as the owner’s primary residence but is located within the
same dwelling. This classification is only permissible as one unit of 2-3 family dwellings
where all units are owned by a single owner.
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Finally, the most extensive classification of STR units occurs in New Orleans
where five different distinctions exist. Four of the five classifications separate various
types of residential rentals. Beginning with the most basic classification, Short-term
Rental, Residential is defined as a unit,
where the owner has their permanent primary residential dwelling unit onsite and
is present during the guest’s stay (City of New Orleans Standards for Short-term
Rentals, 2019).
A Partial-Unit Residential is designated as a rental of a portion of an owner-occupied
dwelling unit with occupancy restrictions set at no more than five guest bedrooms and ten
total guests. The city of New Orleans further classifies residential rentals by the number
of available units on the property with “Small Residential” considered to be no more than
four units of which one is considered the permanent residence of the owner and only one
unit is offered as a short-term rental. Conversely, a Large Residential is,
an owner-occupied residential structure that provides rental of up to three
dwelling units for paid occupancy (City of New Orleans Standards for Short-term
Rentals, 2019).
Unlike Partial-Unit and Small Residential, stronger capacity limits are in place for Large
Residential allowing for no more than six guest bedrooms total across all units.
Primary Residency
Important in the definition of a short-term rental and any associated classifications
is the definition of what is considered to be a primary residency. While not consistent
across all ordinances, many cities specifically outline residential length of stay and
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related evidence regulations. Defined lengths of stay range from approximately 180 days
in Baltimore, Charleston, and Cleveland to approximately 270 days in Boston and Kansas
City. Several cities more loosely define primary residency using such terms as “usual
place of return” as is the case in Denver and Seattle or as the place where an owner
spends the “majority” of his or her of non-working time or is considered the “principal
home” as is the case in Jersey City and New Orleans respectively. Regardless of how
primary residency is defined in terms of time, proof is required by all of the cities.
Validation of permanent address does vary however driver’s license, state issued
identification cards, voter registration cards, and proof of residence exemption or taxes
being the most common forms of evidence required by cities in order to verify that the
owner qualifies as the primary resident of the unit.
Hosting Platforms and Agents
Clear definitions of the third party facilitators of the short-term rental process are
also not consistent across all cities but, nevertheless, there are an important distinctions
made by many. Boston and Cleveland define a “Booking Agent” as a person or entity
who facilitates a reservation and collects payment on behalf of an owner or operator.
Similarly, Jersey City approaches the definition of a “Short Term Rental Property Agent”
as a person designated by the owner who is responsible for the application and “other
obligations” associated with the STR process but does not explicitly specify the
facilitation of a reservation or payment for the transaction. In this case, the definition of
the agent has a more managerial lens as it also requires this to be the person who must be
available and responsive at all times.
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While essentially the same, Albuquerque, Baltimore, Minneapolis, and Seattle
take a slightly different approach in defining platforms. Facilitation of reservations for a
fee is consistent across communities, however, also common among platform definitions
is the specific “naming” of the online marketplace used for these services. The City of
Minneapolis has the most comprehensive definition of a Short-term Rental Housing
Platform as,
a person or entity…providing and collecting or receiving a fee for, booking
services… for tourist or transient use. Usually…through an online platform that
allows an owner to advertise….and the hosting platform conducts a transaction by
which…potential tourist or transient users arrange…use and payment
(Minneapolis Rental Dwelling Licenses, 2019).
While advertising is a considerable benefit offered up by online platforms or agents,
cities such as Seattle and Cleveland designate, if the platform only offers advertising
services and no exchange of compensation mechanisms, it is then not considered an
official agent or platform. Albuquerque specifies that any company that advertises these
services, regardless of whether compensation is received, is considered to be a
“Marketplace Provider.”
Licensing, Registration, & Application
While the motivation for regulations has created nuances in the licensing,
registration, & application processes, similar patterns have emerged across cities.
Legal Requirement & Basic Information
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Cities across the board have moved to formally legalize STRs in some way.
Though not all cities officially outline their processes within the ordinance itself, all work
to establish terms for legally operating STR units by requiring some form of registration,
permit, or licensing requirements as well as designating who has authority over the
process. In Minneapolis and Seattle, not only is the operator of a STR required to obtain a
license, but also, any hosting platform, as defined by the ordinance, is required to be
licensed as well. Standard information required by cities includes contact information and
proof of ownership by the operator. In the case of Jersey City and Charleston, language is
also present to accommodate estates and multiple owner situations. In cities where
distinctions are made or legality differs between owner-occupied and non-owner
occupied units, proof of residency is required. Additionally, location of the STR, number
of rooms, and, in some cases, the number of occupants must also be provided during the
application process. Cities such as Albuquerque, Austin, Jersey City, Nashville, and Salt
Lake City require the name and contact information of a local person who can be
contacted and is available twenty-four hours per day, seven days per week in the event
issues or complaints arise. Austin and Nashville take this requirement one step further;
Austin specifies that this person must be in the Austin area and available to respond
within two hours of being notified of an emergency. Nashville requires that whomever is
the “responsible party” that is responsible for addressing all maintenance and safety
concerns reside or be located within twenty-five miles of the STR.
Term, Renewal, & Transfer
In general, the term of the STR license, permit, or registration is one year with
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Baltimore being the only exception renewing every two years. Austin, Boston, Denver,
Jersey City, and Nashville have specific restrictions within the policy nullifying any
permit in the event a property is sold or any transfer of ownership made.
Fees & Insurance
While all cities require a fee to formally register or permit a unit, the amount
varies widely. Oklahoma City has the lowest existing annual fee at $24 followed closely
by Cleveland at $35. In the case of Cleveland, that fee is only required if an owneroccupied unit is rented more than ninety-one days per year, the threshold for the city’s
registration requirement. Units rented ninety-one days or less do not have to register and
thus have no registration cost. On the high end of the fee structure, Austin comes in as the
highest fee at $567 for initial registration and $310 each year of renewal. On average,
other cities fall in the $100-$250 range for the initial fee with some offering lower
renewal rates for subsequent years.
Albuquerque, Jersey City, and Nashville specify within their STR ordinances an
insurance requirement as part of the STR approval process. Albuquerque requires a
$250,000 policy, Kansas City a $300,000 policy, and Jersey City a $500,000 policy.
Nashville requires the highest amount requiring “proof of insurance evidencing
homeowner’s fire, hazard, and liability insurance” with limits “not less than one million
dollars per occurrence.” Austin also requires the property owner to show proof of
insurance as part of the STR application process, however, no amount is specified.
Tax Requirement
A primary motivator for the formal legalization of short-term rentals in many
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cities is to establish a means of tax collection. While tax requirements will be discussed
more in depth later in this chapter, many cities have begun to include proof of compliance
with newly established tax codes identified within the application process. In Baltimore,
proof of registration with the State Comptroller for the collection of sales and use tax is
required at the time of submission. Jersey City requires all applicants to show proof that
they are up to date on all taxes, fees, & other charges. Austin, Nashville, and Seattle also
require proof of payment of hotel occupancy and other tax requirements. Oklahoma City
specifically states within its ordinance that the city will not issue a permit if taxes are
delinquent or have been levied. The City of Denver has the most stringent requirement as
part of the application process requiring all applicants to provide a valid city lodgers tax
account number and verification transient room tax and confirmation that any other
applicable charges and fees have been paid prior to approval.
Neighborhood Protections
Many cities have also used STR regulation as a way to protect the safety and
quality of life of local residents. While this will be discussed more in depth later, there
are important requirements that some cities outline as part of the application process.
Jersey City is by far the most stringent in terms of protecting neighborhoods and
attempting to reverse the negative impacts the city was experiencing from the influx of
short-term rentals. They have done this by establishing a long list of requirements for
existing units, including verification that the unit has not had more than one documented
dangerous condition within the last year and no violations of the noise ordinance within
the last two years. Additionally, if any violations have occurred, the owner must provide
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proof of abatement of the issue and close any open construction permits prior to the
issuance of a permit. Documentation must also be provided that the property has been
inspected for compliance with city Fire Safety codes and Property Maintenance
regulations within the past six months for the initial license and withing the past three
years thereafter. Furthermore, Jersey City also requires applicants to provide the number
and location of both on and off-street parking spots available on site and limits renters to
one vehicle per two occupants. Finally, owners must agree that “to the best of their
ability” the unit will not disrupt the property rights and/or quiet enjoyment of the
neighborhood.
On the more moderate end, other cities which have outlined specific
neighborhood protection requirements as part of the licensing or permitting process.
Albuquerque applicants require sworn compliance with fire, public health, and local
noise ordinance requirements. Similarly, Oklahoma City requires compliance with
building and fire codes but also specifically outlines as part of the ordinance that a
working smoke detector, carbon monoxide detector, and fire extinguisher are present in
the unit. The cities of Denver and Salt Lake City take a slightly different approach by
referring applications to their respective fire and health departments to deem the unit
appropriate for occupancy.
The most unique requirements aimed toward neighborhood protections (as
outlined in the permitting application and permit section of a local ordinance) are that of
Charleston, SC and Austin, TX. For new applicants in Charleston, the city imposes a
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waiting period in which the zoning administrator posts a notice on the property proposed
to be a STR for,
fifteen (15) consecutive calendar days, advising that the Resident-owner of the
property has applied for a zoning permit to establish a STR use at the location
(Zoning Ordinance of Charleston, SC, 2018).
During this period the administrator determines whether requirements have been met on
the application before issuing the permit. Once the permit has been approved, the city
requires and additional waiting period of five business days to allow for appeals before a
unit can be legally rented out as a STR. Nashville also requires notification of the owners
of each adjacent property prior to the application being submitted but does not specify a
waiting period as with Charleston.
In the case of Austin, a significant portion of the “License Requirements” section
of the code is dedicated to density restrictions, cross referencing a separate section of the
overall ordinance, “Determination of Short-Term Rental Density,” that create strict
parameters meant to protect residential neighborhoods. In this section the city outlines
requirements for all three categories of short-term rentals and limits the number of
licenses that will be issued in any given area. For type one owner-occupied and singlefamily units and for type two non-owner occupied units, the ordinance includes a density
clause establishing limits to the number of units that will be permitted in a given area.
According to the city’s code a license will be issued provided compliance with
application requirements, and
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no more than 3% of the single-family, detached residential units within the census
tract of the property are short-term rental (including Type 2 and Type 1 second
dwelling unit or secondary apartment) uses (Austin Zoning Code, 2016).
Type three or multi-family units are divided between commercial and non-commercial
and are restricted accordingly. In non-commercial zoning district,
no more than 3% of the total number of dwelling units at the property and no
more than 3% of the total number of dwelling units located within any building or
detached structure at the property are short-term rental (Type 3) uses (Austin
Zoning Code, 2016).
In a commercial zoning district where a type three permit is sought, the density restriction
is less stringent at twenty-five percent.
“Grandfathering”
As part of the reactive nature of STR policy across in the United States, many
cities have instituted language within their ordinance that allows for units, which would
be considered illegal under new laws but are permissible with proof of prior bookings. To
apply for this consideration, cities such as Boston, Jersey City, Oklahoma City, and
Seattle have included specific requirements that must be met as part of the approval
process. In the case of Boston, the ordinance allows for one additional unit if the host
provides documentation the unit had successful booking transactions between August 1,
2017, and December 31, 2018, became the owner of the unit on or before December 31,
2018, and the host applies for the required license no more than ninety days after the new
ordinance takes effect. In Jersey City, a non-owner-occupied rental is permissible
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provided an owner can provide proof that the STR was in use at the time the ordinance
was adopted. Oklahoma City has two special exception clauses; first, for a property that
is not a primary residence and, second, for properties located within the Historic
Preservation District. In both cases, the special exception may be granted with proof the
property was rented prior to January 15, 2019. Finally, in Seattle, two very specific
geographic areas are outlined in the ordinance in which a permit can be obtained for up to
two units if they operated as a short-term rental prior to the September 30, 2017; they are
the Downtown Urban Center and First Hill/Capitol Hill Urban Center but they still fall
under certain STR restrictions.
Other Requirements
Common examples of additional requirements included in the application process
include floor plans, pictures, and/or restrictions on unique structures not approved for
residential occupancy such as vehicles, storage sheds, trailers, or other temporary
structures.
Operational Requirements
Across the board cities outline specific operational requirements that provide
parameters in which an STR unit can legally operate. It is within this section of policy
that specific operational guidelines are given for owners and platforms, municipal tax
requirements are defined, and specific zoning and historic area protections are
designated.
General Standards for Owners
The terms owner and host are often used interchangeably and are generally
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Table 4.2: Regulatory subcategories of general standards for owners

General Standards for
Owners

Owner Presence,
Occupancy, Location &
Type of Units
Local Responsible Party
Notification of Neighbors
Neighborhood Protection
Safety & Codes
Density Restrictions

Adverting, Signage, &
Permit Display
Record Keeping
Gathering Restrictions
Insurance
Information Packet
Food Service

considered to be the same. For the purposes of this study, the term “owner” is used to
designate the person or entity which is offering the unit for rent on the STR market. As
such, the following themes as displayed in Table 4.2 were found relating to general
guidelines for operation of a STR unit for owners of an available property.
Owner Presence, Occupancy, Location & Type of Units. Many cities outline
within their ordinances requirements and restrictions related to an owner’s presence,
occupancy limits, and the location and type of units allowed to operate as a short-term
rental. In terms of owner presence, cities may use this section in order to establish
legality and guidelines of owner versus non-owner-occupied units or establish standards
by which owner presence is expected. In Cleveland, to lawfully operate a unit as a shortterm rental, it must remain a household living unit and only be an accessory use to
residential living and not more than fifty-one percent of a calendar year. In Charleston,
residential STRs must be operated by the recorded owner of the property who is also the
resident and resides on the property during the entirety of a guests stay.
Standard occupancy is generally two people per bedroom plus an additional two
to four guests, dependent upon the city, with maximum occupancy set between six and
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ten guests depending on the city. In Nashville occupancy is restricted to twice the number
of sleeping rooms plus four and only one party is allowed to be under contract at one
time, another restriction commonly placed on STR units. In addition, properties cannot be
rented for a period of less than twenty-four hours. In Kansas City occupancy is set at two
people per bedroom for a maximum of eight occupants with additional requirements
established here for what can be legally rented out on the STR market and designates that
any rental unit must be located in the principal building of a property unless it is an
authorized carriage house, a term which the city defines earlier in the policy.
Other cities outlining restrictions on what types of units can be lawfully rented out
as a short-term rental include New Orleans which specifies that a unit cannot be operated
outdoors, in an accessory structure, or in a Recreational Vehicle. Denver also includes
language restricting what types of units can be made available, stating that a mobile
home, Recreational Vehicle, or travel trailer are not permissible as a short-term rental
unit. Additionally, some cities such as Albuquerque, Austin, and Jersey City also place
age restrictions on who an owner is allowed to rent a unit to during a given time period.
Jersey City requires a renter to be twenty-one years of age, Austin eighteen years, and in
Albuquerque, twelve years is considered to be an adult.
Local Responsible Party. Where not outlined in the application or licensing
section of the STR policy, cities will often include language requiring a local responsible
party be available twenty-four hours per day, seven days per week to respond to any
complaints or issues which occur during a guests stay. Often mandated by proximity to a
unit or time of response in the event of an occurrence, cities such as Austin, Boston, and
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Jersey City have a relatively long window of response time, requiring the person to be in
the area and available to respond within two hours of an inquiry. However, Baltimore and
Salt Lake City require a much quicker response time at fifteen and twenty minutes
respectively. Salt Lake City also designates that the local responsible party is personally
liable for the failure to properly manage a unit.
Notification of Neighbors. While cities such as Nashville require the notification
of neighbors as part of the STR application process, Boston and Kansas City outline this
requirement further within the city’s mandated STR operational requirements. The City
of Boston requires that within thirty days of an approved registration, the owner or
operator of an STR unit must provide notice to any residential units within three hundred
feet of the registered STR unit. Kansas City, however, has a more rigorous process. For
owner-occupied units in residential districts, a host is required to,
submit a notarized affidavit stating notification of short-term rental use was
provided by certified or registered mail and by regular mail
to adjacent property owners. If the unit is within a multi-family structure, notification
must also be provided to any condominium association and to tenants of units adjoining,
and across the hallway and immediately above and below the STR. Kansas City also
requires any applicable homeowner’s associations and registered neighborhood or civic
organizations be notified as well. For non-owner occupied units, the same basic
notification requirements are in place, however, for “year around” rentals must also,
obtain administrative approval of the city planning and development director,
upon submittal of a notarized affidavit containing signatures of at least 55 percent
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of adjacent residential property owners (including those adjoining and
immediately across the street) or obtain a special use permit from the city (Kansas
City Zoning and Development Code, 2018).
Neighborhood Protection. Many cities have included within their policy
measures aimed toward protecting the quality of life for long term residents living in
close proximity to short-term rental units. This is primarily accomplished through
parking, sanitation, and noise restrictions. Two cities, Minneapolis and New Orleans,
require the submission of management plans be submitted to the city outlining how
neighborhood protection will be handled in specific cases. With parking issues, two
distinct approaches are taken. Jersey City requires the maximum number of spaces
available, one vehicle per two occupants, be posted for any tenant. The ordinance further
stipulates that it is the owner’s responsibility,
to avoid and/or mitigate issues with on-street parking in the neighborhood in
which the STR is located, resulting from excessive vehicles generated by the STR
of the property, in order to avoid a shortage of parking for residents in the
surrounding neighborhood (Jersey City Short-term Rental Ordinance, 2019).
Certification of such efforts must be included in the initial application. If the city receives
two substantiated vehicle parking complaints, the property is subject to license
revocation. Other cities such as Charleston set a minimum number of spaces required on
site, in addition to the required off street parking associated with the unit. Nashville is the
only city, for the purposes of this study, which restricts what types of vehicles can be
parked on site stating,
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no recreational vehicles, buses, or trailers shall be visible on the street or property
in conjunction with the STRP use (Metro Government of Nashville and Davidson
County Short-term Rental Property Permit, 2019).
In terms of sanitation requirements, it is a fairly standard practice that cities
require a host to provide trash and recycling containers along with information regarding
pickup days, disposal procedures, and any applicable rules and regulations associated
with the proper disposal of trash and recycling. Jersey City includes language within their
policy that stipulates that the owner and/or responsible party will be fined if any violation
occurs.
It is noise violations, however, which often carry more strict and sometimes very
complex requirements that are meant to protect the peace and quality of life of the
surrounding neighborhood. While most cities include some language stipulating the noise
ordinances that must be followed, Austin appears to have the most stringent and specific
policy related to noise restrictions. According to the city’s “General Requirements for
Short-Term Rentals” section,
a licensee or guest of a short-term rental may not use or allow the use of sound
equipment that produces sound in excess of 75 decibels at the property line
between 10:00 a.m. and 10:00 p.m. (Austin Zoning Code, 2016).
Furthermore,
a licensee or guest of a short-term rental may not use or allow use of sound
equipment that produces sound audible beyond the property line between 10:00
p.m. and 10:00 a.m. (Austin Zoning Code, 2016).

101

And finally,
a licensee or guest of a short-term rental shall not make or allow another to make
noise or play a musical instrument audible to an adjacent business or residence
between 10:30 p.m. and 7:00 a.m. (Austin Zoning Code, 2016).
Safety & Codes. Generally speaking, required safety standards and code
compliance commonly fall into four categories, building, fire, public health, and zoning.
Cities may write in more general terms as is done in Baltimore, Boston, and Jersey City
among others where it is specified any STR must comply with all rules, regulations,
ordinances, and inspection requirements of the city and state or be laid out in more
specific terms in which STR policy mandates the installation and location of working
smoke and carbon monoxide detection systems and fire extinguishers, posting of
evacuation routes, and/or providing emergency lighting that can be used in the event of a
power outage. It is in Minneapolis however where more unique approach is used as
related to safety standards. Here the city utilizes a three-tier system to assess and monitor
the safety of rental properties to ensure safe, quality living conditions tied to the physical
condition of the property with tier one being the best and tier three the worst. The city
determines a property’s tier based on violations over a period of two years found upon
inspection of a unit. The city assesses a property using eleven categories which include
areas of common STR policy concern. Among the categories of inspection are “Life
Safety Violations” which include smoke detectors, fire alarms, fire extinguishers,
emergency lighting, and carbon monoxide detectors among other standards. Related
“Quality of Life” violations include illegal bedrooms and occupancy restrictions.
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“Nuisance” violations, delinquent rental license fees, rental license actions, and license
revocation actions are also included in the tiering categories providing a system to
approve or deny any property authorization to rent on the short-term market. Therefore,
the city clearly states within its STR policy, any property categorized as a Tier 3
property, is not authorized to operate a short-term rental in Minneapolis. Adding one
additional unique safety standard, the City of Minneapolis also includes a requirement for
units which include a pool mandating that if a host does not have a pool operator license,
signage must be posted indicating it is not licensed and inspected.
Density Restrictions. A few cities include within their ordinance language which
restricts the number of units allowed to be permitted in a given location. Kansas City
restricts non-owner occupied units by limiting the total number of STR units within a
multi-family structure to one unit or twenty-five percent of all units, whichever is greater.
Additionally, a host is limited to having no more than four units in the same structure.
Minneapolis uses a similar approach distinguishing and outlining density
restrictions between non-homestead status STRs in buildings with less than twenty
dwelling units and those with more than twenty. In buildings with less than twenty total
residential dwelling units, an owner is not permitted to have more than one STR unit with
some exceptions allowed with city approval. In a larger multi-family building holding
more than twenty residential dwelling units, STRs cannot comprise more than ten percent
of the total units in the building. Minneapolis does grant an exception to this for
condominiums.
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It is once again Austin, however, where the most complex density restrictions are
found with the city dedicating an entire section of policy to the “Determination of ShortTerm Rental Density” used as part of the decision process in determining whether a
permit application will gain approval. For type two units which are defined as not owneroccupied, not part of a multifamily residential use, and not associated with an owner
occupied principal residential unit,
the director shall determine on an annual basis the total number of single-family,
detached residential structures within each census tract and use that number to
calculate the maximum number of licenses for Type 2 short-term rentals that may
be issued (Austin Zoning Code, 2016).
That determination is made using current utility records within the city. Furthermore,
one short-term rental (Type 2) license per census tract may be permitted if no
other property within the census tract is currently licensed as a short-term rental
(Type 2 or Type 1 secondary dwelling unit or secondary apartment) use and the
use complies with all other license requirements, even if approval of a single Type
2 license in the census tract would otherwise exceed the density cap (Austin
Zoning Code, 2016).
For type three rentals in the Austin which are defined by the city as part of a multifamily
residential use,
the Director shall determine based on active license records following receipt of
an application…whether issuance of the license would result in the short-term
rental use of more than 3% of the total number of dwelling units at the property or
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more than 3% of the total number of dwelling units within any building or
detached structure at the property (Austin Zoning Code, 2016).
Furthermore,
one short-term rental (Type 3) license per property may be permitted if no other
dwelling unit or structure in the building or at the property is currently licensed as
a short-term rental (Type 3) use and the use complies with all other license
requirements, even if approval of a single Type 3 for the building or property
would otherwise exceed the density cap (Austin Zoning Code, 2016).
Gathering Restrictions. Albuquerque, Austin, and Kansas City include explicit
language within their ordinances which place limitations on gatherings at an authorized
STR unit. In Albuquerque, gatherings in excess of the maximum overnight occupancy
cannot exceed two times the established maximum or twenty persons, whichever is less.
The policy further stipulates any such gathering “must conclude and attendees disburse
by 10:00pm local time.”
The City of Austin restricts gatherings stipulating first that,
not more than two adults per bedroom plus two additional adults may be present
in a short-term rental between 10:00 p.m. and 7:00 a.m. (Austin Zoning Code,
2016).
The city outlines further restrictions stating,
a licensee or guest may not use or allow another to use a short-term rental for an
assembly between 10:00 p.m. and 7:00 a.m. (Austin Zoning Code, 2016).
and,
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a licensee or guest may not use or allow another to use a short-term rental for an
outside assembly of more than six adults between 7:00 a.m. and 10:00 p.m. (Austin
Zoning Code, 2016).
Finally, the city clearly defines what is considered an assembly stating,
For purposes of this section, an assembly includes a wedding, bachelor or
bachelorette party, concert, sponsored event, or any similar group activity other than
sleeping (Austin Zoning Code, 2016).
Kansas City also includes stipulations for restricting gatherings stating no STR unit,
may not be rented or offered for use as a reception space, party space, meeting
space, or for other similar events open to non-resident guests (Kansas City Zoning
and Development Code, 2018).
Record Keeping. Another standard requirement across most policies is the
requirement that accurate records be kept for a period of one to three years, depending on
the city, and made available to the city upon request. Most commonly required
information includes property address, number of nights rented and dates, occupancy of
each rental, fees and taxes charged, and license number of the unit. Beyond the length of
time in which records are to be kept and made available, there is little variation among
cities in record keeping requirements.
Adverting, Signage, & Permit Display. Language related to advertising of a
unit, exterior signage, and the noticeable display of the STR permit or number is included
in many local ordinances. Common requirements include prominent display of the permit
both in the unit and on any advertising, listing, or marketing materials and no exterior
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evidence, i.e., signage, is allowed on any rental. Nashville takes the advertising restriction
one step farther working into its policy under its owner-occupied requirements stating
any advertising or description of an STRP on any internet website must: (a)
prominently display the permit number for the STRP unit; or (b) include an image
of the permit, or a link to an image of the permit, in which the permit number is
legible. Further, other than for a legally permitted detached accessory dwelling
unit; for a legally permitted accessory apartment; or for a two-family residential
unit under common ownership with a two-family unit on the same lot permitted in
accordance with subsection A.2.e. of this section, advertisements for an owneroccupied STRP shall not advertise availability of entire/whole home for STRP use
(Metro Government of Nashville and Davidson County Short-term Rental
Property Permit, 2019).
Insurance. Where not included as part of the licensing requirement section of an
ordinance, and in some cases as a point of cross reference, insurance obligations are
included where general operational requirements are outlined. On the low end of the
insurance requirement, Albuquerque and Kansas City require $250,000 and $300,000 in
coverage respectively. Albuquerque stipulates the policy must insure against damages to
and by any guest staying in the unit in addition to others impacted including neighbors.
On the higher end, both Charleston and Seattle require one million dollars in coverage
though Seattle does allow hosts to utilize insurance that may be offered through a hosting
platform rather than a personal policy provided the coverage offered is equal or greater
than the required amount. Charleston specifies within its insurance requirements that
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general liability insurance is required through a company authorized to do business in
South Carolina insuring against personal injury and property damage.
Information Packet. Cities such as Austin, Boston, Charleston, Denver,
Minneapolis, New Orleans, and Seattle require either a full informational packet be given
to transient occupants and/or relevant information be posted conspicuously within the
unit. Information required by this section of policy often includes the STR permit
number, address of the unit, name and working telephone number of the local responsible
party, contact information of local public health and safety officers, floor plans which
indicate fire exits and escape routes, applicable city rules, regulations, and ordinances
including noise, trash, and parking requirements, and occupancy limits. The city of
Albuquerque takes a slightly different approach here and requires hosts to display within
the unit a “Good Neighbor Agreement” that is provided by the Planning Department
annually and,
shall inform the occupants of the maximum overnight occupancy, maximum
gathering occupancy and relevant city ordinances, and explain that occupants of
any STRU are required to comply with all relevant City ordinances (City of
Albuquierque Short-term Rentals Ordinance, 2020).
Food Service. Though not common practice, cities such as Charleston, Kansas
City, and Nashville restrict food service operations within their respective ordinances. In
Charleston, no meals other than breakfast may be provided. In Kansas City and
Nashville, food service is strictly prohibited.
General Standards for Platforms
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While most cities do not specifically outline sections related to the responsibilities
of hosting platforms, there are a few cases in which the platforms themselves are given
specific policy guidelines that fall into three general categories, Licensing Requirements
& Verification, Required Records, and Advertising & Facilitation of Booking
Transactions. Baltimore, Minneapolis, and Seattle require a platform to be licensed in
order to do business within their respective cities. The city of Baltimore dedicates a full
section of its STR policy to requirements that must be met by a hosting platform doing
business within the city. Baltimore requires that a platform verify a unit has a valid
license and matching address prior to advertising it as an available short-term rental
accommodation and must place the permit number on all information. The city further
places responsibility on a platform to remove any rental that the city has given
notification that it cannot be lawfully used within three days. A platform licensed in the
city must also keep and make available upon request a record of all rentals listed on the
platform including the name and license number of the host, street address, block, and lot
number, date of the booking transaction, start and end dates of the rental, and the amount
of rent and other fees charged on any booking. Similarly, the city of Seattle requires that
prior to accepting a booking, a platform must require any host to have a license and must
remove any listings if notified by the Director a unit is no longer authorized to operate as
a STR. Additionally, local ordinance requires any licensed platform to provide a record
of the total number of units listed in the city along with the total number of nights booked
quarterly to the city. Finally, the city of Minneapolis requires, per its policy, any licensed
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platform to keep records for a period of three years, collect and remit taxes on behalf of
the owner
Tax Requirements
Most cities require some form of tax collection and remittance for all types of
short term rental units. Tax requirements vary in type and required amounts, but most
often include special use, occupancy, lodging tax and/or hospitality fees, similar to those
paid by the traditional accommodation sector, along with sales, income, or other business
revenue related taxes filed monthly, quarterly, or annually depending on the city.
Cleveland is the only policy which is substantially designed around requirements for
collection of the city’s three percent Transient Occupancy Tax dedicating a significant
portion of the operational requirements to the topic. In Cleveland, both the vendor and a
platform must keep complete and accurate records of all lodging and taxes collected for a
period of three years. The policy further stipulates taxes must be charged separately from
the room charge and cannot be absorbed into the nightly fee and that operators must file
returns monthly unless an exception is granted by the city. Though the city does not
require registration of STR units rented for less than ninety-one days, it does still require
such operators to pay the tax on transient rentals allowing a booking platform to collect
and remit taxes on their behalf as a means to ensure collection.
Though the city of Denver does not take the same approach as Cleveland by
structuring its policy strongly around requirements and consequences related to collection
and remittance of taxes, it does outline a rather complex structure for owners who chose
to operate a short-term rental within the limits of the city. Denver’s tax requirement
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includes a 10.75% Lodgers Tax charged on the entire amount of the accommodation, an
Occupational Privilege Tax,
imposed on businesses operating in the City and on employees who perform
sufficient services to receive as compensation at least five hundred dollars for a
calendar month (Denver Lodging Code, 2020).
Additionally, Denver requires a Business Personal Property Tax be paid on assets based
on the value of the property be paid. Sales tax is also assessed on any retail items sold
during the course of a stay. Denver has, however, entered into an agreement with Airbnb
effective April 1, 2018, and HomeAway, VRBO, and Vacations By Owner effective
October 1, 2019 that the vendors will collect and remit the Lodger’s Tax portion of an
owners sales.
Zoning & Historic Area Protections
Cities including Charleston, Kansas City, New Orleans, and Oklahoma City
include within their STR policy provisions which specifically protect historic areas of the
city. With the passage of policy in Oklahoma City and Kansas, short-term rentals are
effectively outlawed in these areas, but exceptions are made in order for units which can
provide proof of successful STR booking prior to the passage of new municipal code are
allowed to continue operations. New Orleans, on the other hand, states clearly within the
policy that in districts such as the Garden District where STRs are not allowed, “This
provision shall not be waived.” It is, however, the case of Charleston, SC that most
stringently and uniquely builds its policies around the protection of the historic character
of the city. To begin, Charleston defines three clear categories of short-term rentals in the
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city based on its location along with a “STR Overlay Zone” which defines areas where
commercial short-term rentals are permissible. Category one, or properties located
entirely within the Old and Historic District, are the most restricted. These units must be
operated by a resident owner who resides on the property and must located within and
already existing structure or accessory building which is listed on the National Register
of Historic Places. Furthermore, in this category, a STR cannot displace an existing
dwelling unit which has been occupied within one year prior to the filing date of the
application, cannot create a need for exterior alterations, and must comply with all
minimum height, area, and setback regulations within the zoning district. Category two
properties are classified as units located on the Charleston peninsula, but outside the Old
Historic District or STR Overlay Zone and are located within a building constructed fifty
or more years ago. Category two properties carry much of the same basic standards as
category one, but are slightly less restricted. Category three properties are those which
are located entirely off the peninsula and are the least restricted.
The “STR Overlay Zone” which has been adopted into policy by the City of
Charleston is, however, the most unique aspect of the ordinance. The creation of this area
is
intended to identify those areas within the city limits where Commercial ShortTerm Rental uses…are allowed as a conditional use (Zoning Ordinance of
Charleston, SC, 2018).
Included within the ordinance is further justification of the need for such an area stating
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the city places a high value on the preservation of the character of its residential
neighborhoods. Potential negative impacts affecting residential neighborhoods
shall be avoided or minimized to the greatest extent possible (Zoning Ordinance
of Charleston, SC, 2018).
Though STR units in this area are permissible, heavy restrictions apply. Units that are
designated as affordable or workforce housing cannot be converted into a STR nor can a
building be constructed in this area for the sole purpose of transient accommodation. The
city controls this through policy by stating buildings must be constructed first, then apply
for the conversion of any units to a commercial short-term rental. Additionally, the city
specifies no more than nine units are permissible on any one lot unless special approval is
given.
Though not uniformly outlined in all cities, is restricting the operation of STR
units by designating what type of unit can legally operate within specific types of zones
within a city. This may be further broken down between owner-occupied versus nonowner occupied as is the case in Nashville in which non-owner occupied units are only
permitted in mixed-use (MU), office (OR or OG), commercial (C), downtown (DTC),
and shopping (SC) districts. Nashville also designates via its code, owner-occupied units
are allowed in all residential zoning districts, but has implemented the use of a no shortterm rental (NS) designation that can be applied in certain areas which prevents any type
of STR unit from legally operating.
Enforcement
In general, parameters for enforcement for STR code fall under two categories,
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Denial, Suspension, or Revocation of Authorization and Violations. While little variation
occurs within this section of policy, the following discusses cities with more unique
enforcement guidelines.
Denial, Suspension, or Revocation of Authorization
Most cities provide straightforward rules for denial, suspension, or revocation of a
license, permit, or registration outlining general guidelines by which authorization may
be denied or taken away. Standard practice is to outline the process of notifying the
owner or agent, owner rights to a hearing and appeal, and the timeline in which the
process must occur. The city of Boston deviates slightly from the norm here adding terms
by which a dwelling would be considered an “Ineligible Unit” by the city and therefore
not authorized to be rented on the short-term market. The list of dwelling units not
authorized for STR licensing in Boston includes income-restricted units subject to
affordability covenants or housing/rental assistance, units where leasing or subleasing or
use or a property as STR is prohibited, units located within or any unit owned by an
owner that owns any “problem properties” or “public nuisance properties” as determined
by mayor’s Problem Properties Task Force, and units that are the subject of three or more
findings of violations of the city’s STR code within a six-month period or three or more
violations of any municipal ordinance or state law or code relating to excessive noise,
improper disposal of trash, disorderly conduct or similar within a six month period.
Violations
When violations occur, penalties, and fines are standard practice. Amounts range
from $100 per day per violation on the low end to the highest amount set by Jersey City
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authorizing a fine of up to $2000 per day per violation. Additionally, cities which
designate fine amounts within the parameters of city ordinance, generally specify that
each day is considered a separate violation. Charleston and Baltimore have taken
violations farther than a fine and consider a violation to be a misdemeanor offense.
Charleston specifically takes a very strong policy enforcement stance which includes the
possibility of jailtime stating,
a violation of this Chapter is a misdemeanor punishable by a fine and/or
incarceration. Each day the unlawful erection, construction, reconstruction,
alteration, conversion, maintenance, use or other violation under this Chapter
continues is considered a separate offense. Any violation of this Chapter entitles
the zoning administrator to revoke other STR or Bed and Breakfast permit
(Zoning Ordinance of Charleston, SC, 2018).
While Minneapolis does outline within its code a provision that requires a
platform to remove any unauthorized listings, the city of Boston shows some uniqueness
in terms of enforcement taking this idea one step further entering into an agreement with
booking agents such as Airbnb which gives platforms responsibility in the enforcement of
some provisions outlined in the city’s STR code. Under this agreement, booking agents
agree to remove any listing from their platform if a unit exceeds the maximum number of
days a property may be offered as a STR. Additionally, booking agents agree to prohibit
a host from listing on the platform without a valid registration number from the city.
Furthermore, a booking agent is required to provide the city with a monthly electronic
report of all listings maintained, authorized, facilitated, or advertised on its platform to
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the city. The report must include a breakdown of the location of the listing, whether the
listing is a room or a whole unit, and the number of nights each unit was reported
occupied during the designated time period. A violation of the STR code is considered a
misdemeanor which is subject to disciplinary action including a fine and/or incarceration.
Furthermore, for each day the,
unlawful erection, construction, reconstruction, alteration, conversion,
maintenance, use or other violation under this Chapter continues is considered a
separate offense (City of Boston Short-term Residential Rentals, 2018).
Additionally, the city designates,
any booking agent who fails to comply with the terms of this agreement will be
prohibited from doing business in the City of Boston (City of Boston Short-term
Residential Rentals, 2018).
Finally, the city of Cleveland’s ordinance deviates from the norm of STR policy
focusing its enforcement almost exclusively around payment of local taxes. Per the city’s
ordinance, a fine of up to $2000 will be assessed if an owner fails or refuses to file a
return designating the first day of each month a return is not filed as a separate offense.
Additionally, late fees are applied to any outstanding amounts owed adding ten percent
for up to thirty days, fifteen percent at sixty days, twenty percent at ninety days, and
twenty-five percent at one hundred twenty days. The city also outlines its rights of
collection within this section of the ordinance. All other violations are subject to not more
than a $500 fine, up to six months in prison, or both.
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Study Two - STR Policy at the Ground Level, One Cities Struggle
Background Information
Nashville is a city that intentionally expanded its tourism brand as a means for
economic growth. Having now set records for the number of visitors and direct visitor
spending from 2010 to 2019, the strength of the market is evident with more than sixteen
million visitors generating $7.5 billion in direct spending traveled to the city in 2019
(Visit Music City, 2020). Accordingly, Nashville has landed on more than one list of best
places to visit in 2021 including being named one of the Top 15 Cities in the US by
Travel + Leisure, 20 Most In-Demand Cities by USA Today, and Best Cities in the US by
Conde’ Nast Traveler’s Readers’ Choice Awards, among others (Visit Music City, 2021).
Such growth has led to continued growth in the hotel accommodation sector with more
than 2000 hotel rooms being added each year in 2018, 2019, 2020, and 2021 (Visit Music
City, 2021). Even still, Airbnb and other short-term rental units hold a strong percentage
of the tourism accommodation market. Having experienced significant growth since
2012, STRs have become an expected offering in the city and have thus warranted
regulatory efforts in an attempt to capture the economic incentives associated with the
platform while still protecting the character of the neighborhoods in which they reside.
The following presents the findings of part two of this study in which themes identified in
part one are applied and given “on the ground” context through the examination of the
initial policy process and subsequent amendments.
Rebranding Nashville
In the early 2000s, the city of Nashville, in cooperation with the Music City
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Convention & Visitor Corporation (MCCVC), launched an effort to rebrand the city in
order to promote tourism by expanding the Visit Music City brand. The role of MCCVC
specifically is to market and sell tourism services for the city by authentically telling the
story of Music City globally. As told by a representative of the organization,
our organization led the effort back in 2003-2004 to get all of the business people
together, city leaders, and different community voices and said, if we are going to
rebrand if we are going to freshen this brand, what is Music City? And let’s
deliver on that promise.
According to the MCCVC, the city began to rally around this effort, Nashville’s brand
promise was established largely based around,
enjoying a wonderful city with world-class music and an unpretentious
atmosphere where you feel welcome, and you feel like you’re here to have a good
time. You feel like family and that’s an authentic feeling you feel at every corner
of the city.
The brand began to explode shortly after the economic downturn of 2008. A claim made
apparent by ten years of unprecedented growth leading up to the pandemic-induced
shutdown of 2020.
During this same time period, the Airbnb platform was also born and began a
similarly explosive trajectory across the United States. As Nashville continued to grow
and establish itself as a top tourism destination, setting visitor records year after year, two
important realities became apparent in the city that created an atmosphere for the
explosive growth of the STR market. First, the city itself did not have enough hotel

118

rooms to accommodate the number of visitors traveling into the city. As one
councilmember stated,
we knew that they [STRs] were filling up a 6000-room gap for a while there.
Second, as a result of the housing crisis in 2008, many local real estate investors had
purchased inexpensive houses as a result of mass foreclosures and needed a viable option
for the usage of the properties. Ultimately, Nashville was a perfect storm in which the
tourism explosion, lack of available hotel rooms, and the introduction and expansion of
Airbnb as a new form of tourism accommodation and real estate investment,
simultaneously disrupted the market, all at the exact right time. Nashville ultimately
became an appealing city for investors because,
the growth, the brand itself, and the desirability of Nashville made it an easy place
to get the eye of the investors.
and,
while affordable housing is absolutely a very important conversation in our
market and it is more expensive today to live here and to buy property here, it’s
still less expensive than some of the major markets so it’s very expensive locally,
but, if you say, ‘where am I going to invest in a market where I can get a great
return on investment?’, Nashville’s a good bet.
As such, the STR market began to grow. Initially, the growth was slow and not widely
known or utilized by the average citizen. As explained by one city council member,
the realtors were the ones paying attention because they had bought houses during
the crash that they were having a hard time finding uses for. They had discovered
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this new option so they were the ones who were probably creating most of the
short-term rental that we had [at that time], and until then, it never occurred to me
that you would do it in a house you didn’t live in.
The market did eventually take off, however, and with such explosive growth in the
number of visitors coming to the city, the number of short-term rental accommodations
available, and significant investor appeal, issues began to arise ultimately leading to
questions of how to regulate a market which, legislatively, did not exist and was not well
understood.
Evolution of Policy
The nature of local government presents challenges beyond a city’s control in
regard to creating legislation to regulate a fast-growing, new, and not well-known market.
Essentially, due to the slow pace of the regulatory environment, it is effectively being
outpaced by the rise of the market itself. As stated by the MCCVC,
when you think how deliberate and the bureaucratic government has to be [in
order] to be thoughtful and responsive in creating policy and creating laws and
then [think of] the speed of new business and the speed of entrepreneurship, it’s
difficult for a city to manage and get ahead of the curve on this stuff.
Even still, Nashville was an early actor in creating STR policy and as such is an example
of a larger pattern of a reaction-based approach taken by the city as it tried to mitigate
issues as they occurred based on the knowledge available at the time about issues that
were not fully understood.
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In 2012, Nashville City Council began the process of regulating short-term rental
units after owners of historic bed and breakfasts complained to council members about
the unfairness of the licensing process they were faced with while short-term rental
operators were able to turn residential homes into accommodations without restriction.
As one councilmember recalled,
on the campaign trail, I had some owners of a historic bed and breakfast sit down
with me and say, ‘if you get elected, you have to deal with this. We went through
all kinds of hoops to meet the requirements of Nashville’s historic bed and
breakfast requirements.’ It’s pretty onerous and we had worked really hard and
thoughtfully to create it probably ten years beforehand and then, all of a sudden,
this Airbnb thing just sneaks in and starts doing it.
During the initial process of gathering input, the lack of understanding of the platform
and its potential impacts led to minimal citizen input. As one council member stated,
nobody was paying attention except historic bed and breakfast owners, and they
were not happy,
further adding,
the neighborhoods just didn’t pick up on it. The only person that would ask a
question would be the one person in there that was already kind of doing it or
thinking about doing it and they would ask, ‘why do we need rules at all?’.
Furthermore, the introduction of a new opportunity to gain income in an increasingly
expensive city initially led to considerable support for Airbnb during the early stages of
the process. According to one council member,
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at that time, in East Nashville, there was a lot of support for short-term rentals.
Because I think most people thought what it would be was, you know, you've got
an upstairs bedroom and bathroom and you want to rent it out… it was much
more of an owner-occupied model.
This model benefitted the lifestyle of many citizens and upheld the initial values of
Airbnb as a way to support local citizens through additional income allowing for greater
financial stability. As one council member explained,
we have a lot of a lot of musicians who travel a lot of the year. A lot of these
music industry people, from musicians to sound and lighting or whatever would
travel a good portion of the year to make their income, and really sold short-term
rentals as a way they could rent out their house while they were on tour to
supplement their income. So, it was more about supplementing income.
Therefore, as one council member who represents an area in which short-term rental units
are densely populated stated,
initially, I joined people in speaking in favor of the initial legislation that the
council had, that officially legalized short-term rentals, and I think that we were
one of the first cities in the country to do that, officially. But very quickly, it just
got out of control and became something that was not at all what the original
proponents thought it would be.
But, with increasing popularity and their presence being more strongly felt in the
community, neighborhood feelings began to change rapidly. By the end of 2015.
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It was getting out of control. I mean like rapidly. And, by 2016-2017, it just got to
be horrible…and it was a nasty issue.
By all accounts, it seemed as if by the time people realized what was happening it was
too late. In East Nashville, an area close to downtown which has been highly impacted by
the presence of STRs, one councilmember explained,
we had people buying up houses and no one ever lived in them. Housing prices
started going up in East. And so, you would start to have these young people, in
particular, who would buy a second home in the community. Then you started to
see more that we had a lot of investors that were starting to build houses over
here, just for that [STR] purpose. They were great houses, they met the historic
design guidelines, they did all that, but they were just for that [STR] purpose. And
that really, really quickly got things very, very polarized over here…it's one of
those things where in East Nashville, you have this thing that happens when
everyone gets the same idea at the same time. And so, the more of that you had,
the more people were like, ‘Oh, I should do that too.’
Another councilmember further explained the shift from an initial wave of support to a
far more polarized issue explaining,
people all of the sudden saw this as your allowing for basically a hotel, a private
business, in a residential neighborhood, which is not allowed. And not only is it a
hotel, but in many cases, they don’t have anybody at the front desk. There is
nobody. You’re just basically going into business in a residential neighborhood
and letting people who don’t normally live there come in for a weekend for
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basically what most people thought was a party weekend, with nobody paying
attention. Nobody’s, you know, ‘minding the store.’ Nobody’s watching what’s
going on. Nobody’s making sure that the noise level is kept down. These are
people who don’t live here, and are coming in for a party, and they're getting
drunk and showing up and going to the wrong house. By the time people realized
what was happening, it was too late. The cat got out of the bag and all of a sudden
the neighborhoods realized what had happened and they tried to put the cat back
in the bag and couldn’t get it back in.
Therefore, as the first bill was being introduced,
there was a growing wave of resistance that was saying, ‘we don’t want these in
our neighborhood, period. We think they are terrible, and it shouldn’t happen at
all,’
according to one council member. However,
that was being countered by people who were saying, this is how I can be a stayat-home mom, or this is how I’m going to send my child to college, or this is the
only way I can pay my house note.
As resistance continued to grow in Nashville, opposition arose from multiple
neighborhoods that were being impacted at various levels by the growth of the market.
Interestingly, the opposition was apparent but was split on their reasons for why.
According to one council member,
half was East Nashville where they really were having a lot of them. Those people
had real-life experiences. And the other half of it was Green Hills, which didn’t
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have any, but just on principle, they thought this was a terrible thing and they
fought it really hard.
Ultimately citizens presented council members involved in the policy process with,
two different sides, all heart-wrenching stories that made you want to listen to
both sides. So, [we were] trying to do both, and, in the process, you always end up
making everybody mad.
These experiences and varied viewpoints made the policy process very difficult for
councilmembers as the issue continued to become increasingly polarized and the slow
pace of the beaurocratic process was consistently working to catch up to the impacts
being felt as they attempted to regulate a market that was not fully understood until the
consequences were beginning to be felt more significantly.
Stakeholder Perspectives
The reality for any city today is that short-term rentals are an expectation for
many travelers and are therefore an important offering in the accommodation sector. This
is something that is widely understood by metro governments, local business leaders, and
tourism service providers. From the perspective of drawing visitors to the city, the
MCCVC posits,
from an offering of the city, it’s now expected. You go to a major market, people
are
looking for that product.
Furthermore,
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it’s just another nice offering to offer people, and our hotel rates are a pretty high
rate so, it’s a nice price point to offer people… but, as with any change, you are
going to have growing pains.
According to MCCVC, from the tourism marketing perspective, STRs
provide good value for folks. Think about what people are coming here for.
Nashville is obviously a family-friendly city, so people are traveling with their
families and sometimes rent a house. It’s just a lot easier for everybody to go into
but you also have a lot of adult trips, a lot of guy's and girl’s trips…You get a lot
of women in their 40s who haven’t gotten together since college with CMA
Fest…You get guys going to a Titans home game that say, let’s pick a game
somewhere and let’s all have our fraternity reunion. They pick an NFL city, they
pick Nashville, and so there will be four or five coming together and for those, it’s
just easier to share space in a house versus a hotel room.
Though the share of hotel accommodations that STRs hold is not fully known,
we would always try to survey folks coming in for those events [CMA, New
Year’s Eve, July 4] and we would see hotel being the primary accommodation
model, within the mid-70%. Since 2019, we saw that go down to about the mid
60%, so a pretty big dip, and we saw Airbnb or home rentals going up to about
15%. It’s fluctuated a little bit, but I’m talking about one or two percentage points
for 17, 18, and 19, and of course last year [2020], everything was off.
From a council perspective,
we wanted the tourist to come. We wanted tourism dollars to come. We wanted
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people to come to Nashville, but we didn’t have a lot of hotel capacity.
As stated by another councilmember, the importance of tourism in Nashville is well
understood, but so is the need to protect the local neighborhoods,
Nashville has always been a big tourism town. When I was a kid Opryland was
relatively new at that time, but people from this whole region came to Nashville
to go to Opryland. That's always been a part of our economy here in Nashville,
but it didn’t take over the entire town, you know. It'll always be a big thing for
Nashville, but it's just the erosion of the residential neighborhoods where people
just decide that they don't want to live in the urban neighborhoods anymore
because of the constant disruption. That's a long-term problem for the city.
The relationship between the tourism economy and local businesses and citizens as told
by one councilmember describes the complexity of the STR debate,
tourism in Nashville is a really nuanced thing because a lot of East Nashville, in
particular, is close enough to downtown that a lot of people will stay here for
short-term rentals rather than stay downtown. Or, even if they're coming
downtown for an event, they will come over here. If they're staying for a couple
of days, they're going to come over here to check out those local businesses,
boutique shops, and restaurants. So, we have a really nuanced and complicated
relationship in East Nashville, in particular, with tourism, because a lot of our
local small businesses, they depend on local business. That’s the bread and butter,
but, because there are so many of them, they can't entirely live on local business.
So, they depend on that tourism, but, at the same time, a lot of them also live over
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here and they get the problems too. They get the problems that were created by
having all this. By not having neighbors next door anymore.
From a larger business perspective, according to the MCCVC which represents the hotel
industry in Nashville,
no one can argue with an evolving market. Look at the music industry and what
they had to do because of streaming services, you know. That’s just the next trend
you are going to have to address.
With hotels in particular, according to one council member,
the hotel lobby watched this from the very beginning, and they were with me at
the State frequently. But, their biggest concern, from everything I heard, was we
just want a level playing field. They said, ‘we want these people to pay the same
hotel/motel taxes that we pay.’
Much like the hotels, owners of historic bed and breakfasts agreed they also,
just need a level playing field. Either they have the same stringent rules, or we
don’t need these rules anymore.
Additionally, with regard to the STR market and policy process, the MCCVB recognized
they were “one spoke of a huge wheel” and supported traditional accommodations
models and approached the conversation with the recognition that they,
represent an industry where that [STRs] was a pretty dynamic paradigm shift
coming in with hotels all the sudden understanding that new product that visitors
wanted and were using globally.
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But as the debate continued to heat up, it was the local neighborhood associations that
held on to a more suburban viewpoint that there should never be commercial businesses
in residential neighborhoods. According to one council member,
neighborhood folks had a really ideological view that there should never be
commercial in residential neighborhoods, which I generally agree with. But
historic neighborhoods have always had commercial in them. Usually as corner
stores…but, we've been able to identify where it belongs and where it doesn't.
Furthermore, as pointed out by one council member, such viewpoints do not take into
consideration the advancements that technology has brought about with regard to
commercial businesses operating in residential areas.
Technology has changed. Lots of people, even years ago, were starting to run Etsy
stores out of their house or whatever. We have Amazon delivery now. We have
Zoom meetings now. It's just, things are a little bit different than they were even
ten years ago, in terms of that, and that's not necessarily bad. But some people
took a really, I would say, reactionary stance against it.
On the other hand, you had proponents of the market who,
were all about it. You know, ‘I'm here to make as much money as I can and
support my family and not have to work a day job’ or whatever their excuse was,
and it should be nobody's business.
Furthermore,
certain people like STR properties because they were going, wait a minute, this is
how I can survive to live in Nashville.
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Therefore, councilmembers experienced,
people sending us messages phone calls like ‘I’m working a job, I’ve got kids, but
this is the way I’m able to afford to pay for my house, is to rent out an additional
piece of property’
With mixed support for the market, councilmembers ultimately believed,
the truth lies somewhere in between, and that really has been our policy focus.
How do we find a good balance?
But a unified approach was not necessarily taken by all councilmembers which presented
challenges in the policy process. According to one council member,
we’re a forty-member body and every member of the body can submit legislation
at any time, they just can. We all have the right to submit legislation. So, you had
members that were just filing legislation all the time on this topic and trying
different things to see what would work right.
Matters were further complicated by the platforms themselves hiring local representation
as Airbnb hired lobbyists, and they were pushing back against the process. Nevertheless,
the first piece of STR legislation was passed in 2014.
Nashville’s Short-term Rental Policy
Despite multiple perspectives which were often at odds with each other, in 2014,
the first legislation was passed officially authorizing and requiring licensing of short-term
rental units in Nashville.
Purpose of Regulation
Nashville, as with many other US cities, has experienced impacts to quality of life
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within city neighborhoods, loss of tax revenue generated through city occupancy and
sales taxes, as well as added gentrification pressures as a result of the growth of the STR
market across the city. Disruption felt by citizens living in the neighborhoods with high
densities of STR units available to transient occupants as well as added pressure to an
already hot real estate market were critical in the formation of legislative action by the
city government. The following section presents stakeholder perspectives specifically
related to Neighborhood Disruption and Housing Availability and Affordability as the
initial legislation was being crafted.
Neighborhood Disruption
Once local citizens began to realize the impact STRs were having on their day-today
living, particularly the more negative impacts, they began voicing their concerns to
councilmembers. As one council member expressed,
it changed the feel of the neighborhood in such a dramatic fashion. I had people
that either they were displaced, or they just left. I mean, it just became like, ‘I
wanted to live in a neighborhood,’ and so they move further out to try to get away
from it.
Further adding,
the sort of cultural and neighborhood feel aspect of it was significant enough that
they [Airbnb] cast a very big shadow. Especially, with what you call the ‘party
houses.’ They had such an overwhelming disruption to the neighborhood that it
was just so noticeable that it changed the feel of the neighborhood.
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It was the so-called party houses that generated the most concern. Though many STRs
operate with little to no disruption to the local environment,
when you have someone tell you the story of someone very drunk walking into
their house next door to an Airbnb and their child finding them passed out on the
couch, that’s a story that you don’t want to happen.
Further adding,
you get to a point where people just pack up and leave because they are tired of
dealing with it all the time.
Concerns over the presence of STRs in local neighborhoods were best described
by one resident who stated during a 2017 council meeting,
out of town vacationers are not neighbors. They come to play. They do not come
to contribute to the development of stable, safe neighborhoods.
Additionally, in a show of opposition at a meeting of the Short-term Rental Appeals
Board, one citizen stated,
on the weekends, we are flooded with people who come in from Thursday to
Sunday who come onto our properties, come into our homes, come into our cars.
They throw trash scattered throughout our neighborhood. They are reckless
toward individuals because they are intoxicated. They approach us. We feel that
we can't go outside of our homes at certain times because of the number of people
and parties that are going on just in this small area. The parties go on until 2, 3, 4
o’clock in the morning on the rooftops.
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Overcrowding in these areas is also a concern voiced by local residents. As one
homeowner who lives on a block in East Nashville on which eleven of thirty houses are
currently operating STRs stated,
we live in a Motel 6 with all of the units around us. I’d say it’s worse than that
because there’s more people in our neighborhood on a weekend than there would
be at a Motel 6. If you calculate the max capacity of all of these units, there would
be seventy-eight people staying in this area and I will let you know that most of
them do max out at capacity every weekend. Actually, some of them go above
capacity.
Such experiences lend credibility to the council’s desire to create regulation that protects
the quiet enjoyment of local communities being impacted by the presence of transient
occupants in residential neighborhoods as a result of the presence of short-term rental
units.
Housing Availability & Affordability
related

In addition to neighborhood disruption, other gentrification pressures, specifically

to housing displacement, were occurring in areas where STR properties are an appealing
investment. As explained by one councilmember,
there were a couple of apartment complexes that had informed their tenants that
when their lease is terminated, they could move and go find another place because
their whole apartment complex was going to become a short-term rental.
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Recognizing the profit potential of a short-term versus long-term rental, a rent gap
formed which led ultimately to issues with people being displaced. As explained by one
council member,
there definitely was housing displacement. It was because people can make so
much more money off short-term rentals than they could as a traditional rental.
As a result,
some of the apartment buildings were converted to short-term rentals, which
really was a part that really did lead to displacement. Leases were being
terminated or they just didn't renew their lease. If you could make $200 a night on
Airbnb, you're not going to rent that apartment out for $1,000 a month anymore.
Ultimately, this was a contributing factor to the changes in the neighborhood feel as,
you didn't have your neighbor who was a schoolteacher or a musician or
whatever, living down the street that was renting there anymore. So, there was
community disruption from that sense.
Ultimately, these issues began to shed light on the need for regulation within the city
which protected the various interests, but, at the same time, safeguarded the local
neighborhoods from further impacts being felt by the ever-expanding market. With that,
the process of regulation began by first legally defining STRs in order to legitimize and,
by extension, apply regulations to the STR market.
Definitions
Definitions give a foundation on which local short-term rental ordinances can be
formed. Defining the market itself and the relevant actors provides important parameters
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for the creation and enforcement of the law. This has proven to be a necessary first step in
the regulation process as this type of accommodation largely did not exist before the
growth of Airbnb as a tourism accommodation offering. The following presents key
terms as outlined in Nashville’s STR policy.
Defining an STR
Like other cities across the United States, the rapid growth of the short-term rental
market,
particularly through Airbnb rentals, necessitated the creation of a new category of
housing and accommodation in Nashville which previously did not exist. Therefore,
councilmembers quickly realized that in order to create regulations governing the
operation of STR properties, they would first have to define it. As one councilmember
explained,
I talked to our codes department, and they said, based on current Tennessee law,
we can’t tell people that they can’t do this. There’s nothing in our law that says
this is anything different than a long-term lease. There’s nothing that spells out,
once you get below ‘x’ months or ‘x’ number of days, you’re a different
animal…from the code's perspective, there’s nothing in the state law that enables
us to go to owners and say, you can’t do this and so, if we were having a problem
with it, we have to come up with our own law. So, that was step one.
Accordingly, the city defined and subsequently regulated, two different classifications of
short-term rentals.
Classification of STR
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Nashville classifies STRs into two categories and defines each separately. The
first category, Short-term Rental Property (STRP)—Owner-occupied is defined as,
an owner-occupied residential dwelling unit containing not more than four
sleeping rooms that is used and/or advertised through an online marketplace for
rent for transient occupancy by guests.
The second category, Short-term Rental Property (STRP)-Not owner-occupied, is
defined as,
a residential dwelling unit that is not owner-occupied containing not more than
four sleeping rooms that is used and/or advertised through an online
marketplace for rent for transient occupancy by guests.
For each, Nashville outlines distinct guidelines for licensing, operational requirements
and restrictions, signage, and regulations.
Primary Residence
Monitoring and enforcing primary residency in Nashville has proven to be
difficult. The
city states its qualification for an owner-occupied permit as follows.
the owner of the property shall permanently reside in the STRP or, for
conforming uses in single-family and one and two-family zoning districts, the
owner shall permanently reside in a residential unit on the same lot. The owner
of the property: (1) must be a natural person or persons; (2) may not be a limited
liability entity, including without limitation a corporation or limited liability
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company; and (3) may not be an unincorporated entity, including without
limitation a partnership, joint venture, or trust.
Furthermore, when applying for an owner-occupied permit, the city requires,
two documents giving proof of owner-occupation shall be provided. Each
document must be current and show the owner's name and address matching that
of the property to be utilized for short-term rental. Acceptable documentation
includes: (a) Tennessee Driver's license; (b) other valid State of Tennessee
identification card; (c) Davidson County voter registration card; (d) current
employer verification of residential address or a letter from the employer on
company letterhead with original signature. (If the employer does not have
letterhead, the signature of the employer must be notarized.); (e) current
automobile, life, or health insurance policy. (Wallet Cards not accepted); (f)
paycheck/check stub, (g) work ID or badge, (h) Internal Revenue Service tax
reporting W-2 form; or (i) a bank statement (Metro Government of Nashville and
Davidson County Short-term Rental Property Permit, 2019).
However, homeowners have successfully found ways to obtain an owner-occupied permit
while not permanently residing in the home. As stated by one council member,
a real challenge that we continue to have in residential zoning is that people can
apply for an owner-occupied permit, and they say they live there, but don’t. I've
got one property in my district that creates problems with neighbors. He's able to
turn in the paperwork that he voted from that address, but I don't know that he's
ever stayed in the house.
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Continuing to add that,
you have cases where you have a couple, and they will say that one of the two
owns and lives at the house in order to claim the owner occupancy.
Though the city has worked to address such issues,
we still have difficulty with ensuring that someone says, ‘oh yes, I live in that
house,’ and so, we give them an owner-occupied permit. We tried to create a
rigorous enough process of documentation that it would be hard to get around, but
I think it’s still not hard enough. I think there are an awful lot of people that buy
and don’t live there and that should be easy to fix, but we haven’t done it yet
which is frustrating.
The city also hired a third-party vendor, Host Compliance, to help ensure compliance
with STR code which will be discussed more in-depth later in this chapter.
Hosting Platforms & Agents
Nashville does not have specific regulations outlined for STR platforms in its
ordinance
which has been a source of frustration for councilmembers across the board. When asked
if the city would like to impose regulations on the platforms themselves,
we were told two years ago that we couldn’t regulate the platforms unless they
had a physical presence in our state. So, because Airbnb is in California, it’s not
in Nashville, it just provides computer services for the owners who are in
Nashville, we can make rules for the owners, but we can’t make rules for Airbnb.
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This is particularly frustrating from an enforcement standpoint as the platforms have
generally offered no assistance in monitoring the legality of properties listed on its
website. As one council member explained,
for all those times we’ve begged the platform not to list a property if it doesn’t
have a permit, they just haven’t been very helpful with that at all. I would love to
know how to regulate that piece of it.
Even still the city pressed on in creating substantive requirements for the licensing and
operation of STRs through local legislation.
Licensing, Registration, & Application
The city has created an arduous set of guidelines as compared to other cities
evaluated in part one of this study. Though requirements are distinctly separated by the
two existing categories of rentals, the primary application information required relates to
providing a responsible party who can be contacted in the event of an issue, proof of
insurance, written notification to adjacent owners, proof of payment of taxes, and an
affidavit which verifies the rental will not violate any association agreements within the
neighborhood with the owner-occupied applications also requiring proof of residency as
described above. Of particular note in this section of the ordinance are the inclusion of
tax regulations and neighborhood protections.
Tax Regulations
To address the concerns of Nashville business owners, particularly other
accommodation providers, it is in this section of the ordinance that the city wrote
language into the policy in response to a prominent concern heard during the design
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process. From the perspective of the MCCVB, the second of two primary issues
identified as an area of concern was providing an “equal playing field” stating,
with hotels in town, we have our typical sales and use tax that’s collected within
the city, within the state, so we have a pretty hefty occupancy tax. It’s not unlike a
lot of the larger markets, but when you put them together, it puts our price tag at
around 17-18% and that’s a big-ticket when you’re checking out of a room…We
felt like that if properties were going to serve the lodging industry, they had to pay
the same amount of, collect the same amount of taxes as a hotel… part of that
occupancy tax has been, by state law, redirected for Nashville to reinvest in itself
for more visitors. So, as the STR market came on the scene, it was an issue of
fairness. If you’re going to look like a hotel room, operate as a hotel room, you
can’t hide behind being a house and not pay taxes.
Accordingly, the councilmembers included the requirement that,
proof of payment of all taxes due, including property taxes and, for permit
renewals, all applicable room, occupancy, and sales taxes required by state law or
the Metropolitan Code.
Additionally stating it is the responsibility of the permit holder to collect and remit all
taxes to the city. A requirement that has led to some issues with enforcement. According
to one councilmember,
knowing that we’re getting the taxes paid by everyone who has a permit is a little
bit tricky because there are some people who know how to do it and they send
their paperwork every month and we can say this house is in and you have a
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payment every month. Other ones, the companies say we’ll collect the taxes and
send you a lump sum every month but won’t tell you what houses it’s for.
Making tax collection difficult has also again been the lack of support from Airbnb itself.
As one councilmember stated,
it’s been frustrating not to have more assistance from them in being able to
document what’s going on.
The collection of local taxes addressed the concerns of local hoteliers and, by extension,
the MCCVC. However, the greater concerns stemmed from the concerns of local
residents and the desire to protect the quality of life within their neighborhood.
Neighborhood Protections
To address the concerns of the citizens who had been very vocal as part of the process,
Nashville instilled a strict notification process for both the owner-occupied and nonowner occupied model requiring
proof of written notification to the owner of each adjacent property prior to filing
the application. For each such adjacent property, proof of written notification
shall be: (a) a signature of an owner; (b) a signed receipt of U.S. registered, or
certified mail addressed to an owner; or (c) notice from the U.S. Postal Service
that registered or certified mail to an owner was refused or not timely accepted
(Metro Government of Nashville and Davidson County Short-term Rental
Property Permit, 2019).
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By including such language within the STR ordinance, neighbors have advance notice a
permit has been applied for and, as will be shown later in this chapter, the opportunity to
take action against the authorization of an STR rental to operate in a residential area.
Grandfathering
Though the city does not explicitly outline a grandfathering policy in its code as
other cities have done, there is important context to know here related to outside
influences on the formation of policy. Namely, the State of Tennessee used legal threats
against the city as a means to ensure that those who had invested in the market prior to
2019 would be allowed to continue to operate even as legislation was modified to adapt
to market changes. According to one councilmember,
they [the state] did not totally take control away from the city which is what they
had threatened to do the first year, but they did end up saying that each permit is
grandfathered in under whatever the rules were that were in place when they got it
This ultimately meant that the council would allow those owners to proceed to prevent
further legal challenges from the state. Meaning,
anybody who invested money in 2019 because there was a law on the books that
said they could, we’re not going to pull the rug out from underneath them because
they’re going to run to the state.
Ongoing challenges at the state level and the influence they have had on the creation and
enforcement of STR policy in Nashville will be discussed more in-depth in a later
section.
Operational Requirements
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Nashville outlines specific operational requirements that provide parameters in
which an STR unit can legally operate within the city. In this section of the policy,
specific operational guidelines are given for owners including occupancy restrictions,
designation of a local responsible party, language to protect the character and quiet
enjoyment of the neighborhood, and density restrictions designed to limit the number of
STRs that can be permitted in a given area.
General Standards for Owners
Standards for lawfully operating STRs in Nashville are outlined for both owneroccupied and non-owner occupied units with little variation between the two. The
following depicts the how and why of a select portion of Nashville’s STR policy as they
related to the themes established in part one of this study.
Owner Presence, Occupancy & Location & Type of Units. Current legislation
defines maximum occupancy as,
the maximum number of occupants permitted on an STRP property at any one
time shall not exceed more than twice the number of sleeping rooms plus four.
Simultaneous rental to more than one party under separate contracts shall not be
allowed.
This was a particular area in which councilmember expressed regret and a lack of
foresight for how the tourism market would evolve in the city. One council member
recounted the evolution and subsequent regret of this guideline stating,
all the feedback initially that I got was why do we need rules? And why are you
limiting it to only six? What about family reunions and corporate retreats?
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Nobody said, what about bridesmaids’ parties? So, I looked at other cities and I
said, OK, we’ll go up to four rooms and we’ll allow an extra four people and
that’s how we got to 4 rooms and 12 people…the initial version was more like our
[traditional] B&B’s. What we started with was, we will allow you to have a
maximum of 3 BR, 2people/BR, so six people, and you have to pay hotel/motel
taxes, and other things like that. Had we stayed there I think there would have
been a lot less controversy.
Nevertheless, the current legislation allows a maximum occupancy of twelve people
which, when multiplied across several properties, adds a substantial number of additional
people staying in neighborhoods designed for a smaller number of residents as discussed
previously in this chapter.
Local Responsible Party. The inclusion of a local responsible party is a direct
result of concerns stated by the MCCVB with regard to what the organization considers
its foremost priority, the safety of the visitors and the reputation of the city. As stated by
the organizations representative,
when they first came on the scene, it was hard to find a human being to call to
say, I have problems…that was a problem for us reputationally…not having
anyone to call them and not having an 800 number, that’s a different experience
versus pulling into the Hampton Inn and all of the sudden going, this is not what I
thought, you can call the 800 number and cancel.
This point was reiterated by councilmembers and therefore strict requirements were put
into place for both permit classifications requiring,
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the name, telephone number, address, and email address of the owner and of a
person or business ("responsible party") residing or located within twenty-five
miles of the STRP that is responsible for addressing all maintenance and safety
concerns (Metro Government of Nashville and Davidson County Short-term
Rental Property Permit, 2019).
Furthermore,
the name and telephone number of the local responsible party shall be
conspicuously posted within the STRP unit. The responsible party shall answer
calls twenty-four hours a day, seven days a week for the duration of each shortterm rental period to address problems associated with the STRP (Metro
Government of Nashville and Davidson County Short-term Rental Property
Permit, 2019.
This is a result of the initial problems associated with Airbnb units and the lack of ability
to reach anyone when a renter has concerns, questions, or other issues arise.
Notification of Neighbors & Neighborhood Protection. As the group travel
market, particularly bridesmaid parties, continued to grow, so did the party atmosphere
associated with Airbnb units. This is arguably where the most animosity has been
generated toward the platform as neighborhood incidents became more prevalent. As one
councilmember stated,
we have a lot of bachelorette parties and stuff like that in Nashville, I have
neighbors who get really, really upset if they see a group of women wearing
matching T-shirts and jeans walking down the street.

145

During public meetings, councilmembers began hearing stories of “wild pool parties and
sex toys and all this other stuff.” One specific incident as experienced by one member
discussed this phenomenon in more detail.
I had a big area where people were putting sexually explicit dolls and materials
outside of the house. And really, my whole thing to folks is like, listen, I don't
care what you do in the house. That's between you and the owner, but don't make
it my business…don’t make it the focus of the neighborhood…let us live our
normal life in our neighborhoods.
Another citizen expressed concern during an STR Review Board meeting over large
parties and issues of neighborhood safety that they create stating,
over COVID, we had parties that were fifty-plus people, and it was not just one. It
was at multiple properties throughout the neighborhood. One was so bad that they
flooded into the streets and a shooting happened five houses down to an STR
property that had more than sixty people in one house at a time.
As a result, the city included restrictions related to “noise restrictions and regulations
regarding the public peace and welfare” and established a three-strike system which will
be discussed later in this chapter.
Density Restrictions. Density restrictions were put into place to restrict how
many non-owner occupied units could be permitted in any given area. This, however, in
the way it was crafted, did not head off some of the issues that would surface as the
market continued to grow. One council member explained,
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something in hindsight I would do differently, we have talked about how big the
area should be and should you just say there can only be one on a block or
something like that. ultimately, we had said, we’ll do what Austin does which is
you can only have 3% of the houses in a census tract…but the part that didn’t
work was that all those houses could concentrate on a single street within that
census tract.
To further explain the importance of this another councilmember stated,
I have this one across the street from me and it’s not a problem at all and it’s a
benefit to the young couple that lives in the house attached to it. But, if every
house on my street was a rental, then you have a zombie street. That’s part of
what generated such animosity in Nashville was having some really popular
streets and then you would have the one family left that had moved into that
neighborhood because of a great school and they were going to raise their family
there and they had to leave. That’s a terrible story to have to tell. So, I regret that I
didn’t hold fast to the let’s just do one per block.
Another councilmember explained how this occurred from their perspective stating,
with [the initial] version of legislation, we placed a density cap that unlimited it to
3%. But there were pockets in East Nashville, that like, if someone had a little
bakery or a little neighborhood restaurant, which sounds great, well, all those
people that own property are like, well, I can market that and they're like, I'm
going to support these local businesses. And so, they would put it in their ads.
And they would put it in like, here's a gift certificate with your stay that goes to
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the local bakery. And everyone's thinking like this is going to help this local
business. So, what that did is it hollowed out everything within about a quartermile radius of that little bakery. Everything around it turned into short-term
rentals, and we had these pockets where there just was no neighborhood left. The
few people that were left living there were like, I live in a tourism zone, you
know. Even with a density cap, we started to see that, particularly when you add
in that the density cap is only for non-owner occupied, then owner-occupied gets
still rent theirs out unlimited days a year.
Zoning & Historic Area Protections
As is the case with many US cities, Nashville uses zoning as a critical component
of regulations designed to manage the growth of the short-term rental market and protect
residential neighborhoods. This is a place where significant differentiation between
owner-occupied units and non-owner occupied units is made. For owner-occupied,
Nashville’s policy states:
STRP owner-occupied is permitted as an accessory use in all zoning districts that
allow residential use excluding NS districts provided a permit has been issued for
operation of the property as an STRP pursuant to this section.
Meaning, with the exception of the recently created “NS” or no short-term rental zones,
STRs may operation lawfully once a permit is obtained. However, where non-owner
occupied units are allowed to operate is much more restricted only being allowed in
mixed-use (MU), office (OR or OG), commercial (C), downtown (DTC), and shopping
(SC) districts. This is a direct result of a shift in zoning patterns noticed after regulations

148

were implemented in a single-family residential neighborhood and are again indicative of
the reactionary nature of STR policy. As recalled by one council member,
as soon as we said you can’t do that with a single-family home, all of a sudden, all
this money started pouring into multifamily short-term rental. So, then that
became a problem. In reaction to that was the bill to disallow it in or to stop
allowing it in multifamily and that’s what we passed in 2019.
According to another councilmember, it became important to protect multifamily areas
through legislative action because,
that sort of became the next go to area, the multifamily zoning. In a growing city
like this, you need the multiplex, you need multifamily to be apartments, you just
do. So that window will be closing pretty soon.
In the most recent version of the STR ordinance passed in 2019, multifamily STR units
are being phased out and are no longer permissible beginning in January 2022.
However, an important note in the STR regulation discussion is the recognition
that zoning practices outside of the STR policy itself can arguably be as effective, if not
more than simply regulating which locations units can be located in. First, the practice of
downzoning is significant here. Using an area of Nashville that has been less impacted by
the growth of the STR market, Green Hills, we can see the effectiveness of alternative
zoning practices that have prevented a large number of Airbnb units from impacting local
neighborhoods in the way other neighborhoods have been impacted. As a council
member involved in this process explained,
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we downzoned a lot of Green Hills from R to RS and it simply meant that you
have a single-family home only. That protected a lot of Green Hills from the ‘tall
& skinnies’ that are being built right now…R stood for residential. If it’s RS, you
had to build one [residential] single-family home. If it’s just R, you can build a
structure that included a duplex.
A second tactic utilized by the city is zoning overlays. As described by a councilmember,
an overlay is,
a zoning technique designed to protect neighborhoods from certain things…it’s
not saying that a developer can’t come in and then look at building something
that’s not unique to the neighborhood. It’s simply that the neighborhood controls
what the zoning is…what the zoning is now with an R [residential] and no S
[single-family] on it, they [developer] have more power to do what they want to
with the property. If you put an overlay or put a restriction on the zoning, then the
developers have to come and get permission from the neighborhood and zone it
back or do something different in order to do what they want. If you don’t have
protections over the area that you are talking about, developers can just do what
they want.
These types of protections have been critical in the quest to manage the growth of STRs
and provide an additional layer of protection for local residents and the communities they
live. Zoning protections effectively allow citizens to protect the integrity of their
neighborhood and stave off gentrification pressures brought on by the continued
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movement of investment dollars into the STR market and, subsequently, residential
communities.
Nashville exploded. It just grew really fast, and a lot of areas didn’t have some of
those protections on it. So, developers came in and went by people’s property
offering, probably a little more than it was worth. They could buy them in
different areas, including lower-income areas, tear down the one house and build
two or three, then jack up the price. So, all of the sudden, it was worth a lot more
money which meant everything else in the neighborhood was subject to go. Then
a lot of people bought those houses, and they became Airbnb’s.
Therefore, councilmembers have consistently worked to apply protective overlays or add
other zoning protections such as the “NS” or no short-term rental to safeguard residential
areas. It is however important to note here, that this is not a one size fits all model as
“some neighborhoods love having Airbnb’s.”
The “MU” or multi-use zones, however, are a significant area where investor funds
shifted. What emerged was the practice of building condo-like buildings designed and
marketed for the sole purpose of Airbnb investment in neighborhoods close to downtown.
This is possible as this is an area in which there are no restrictions, even under the most
recent legislation which gradually phases out STRs in multi-family areas. In the multi-use
or office residential areas where both commercial businesses and residential apartments
can exist, buildings are being converted into full STRs and are often built-in ways that
would make them unrentable or unsellable otherwise. This has the potential to create
issues related to gentrification and affordable housing as new homes being built are not
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suitable for sale or rent on the long-term market. In these areas, one resident expressed
concern saying one popular commercial area with several trendy restaurants and shops is
“like another downtown now so I don’t go down there anymore.” A change that is
attributed to what one councilmember referred to as “barrack or dorm-like structures”
built for the sole purpose of short-term rental usage and which do not represent the
architectural style, character, or feel of the neighborhood surrounding it.
Such structures are being actively marketed and sold in Nashville for investment
purposes. As explained on one local agent website,
real estate has long been a vital diversification strategy for investors seeking healthy
returns. However, a new category of real estate investing has been gaining
prominence in recent years: the utilization of Nashville Airbnbs for sale to round out
residential and commercial portfolios.
These investment properties are rented out for short terms, typically 3-7 days, and can
bring in greater returns than a conventional long-term rental property. While these
types of properties require more hands-on management than long-term rentals, an
increasing percentage of investors are purchasing Airbnbs in Nashville (Hammond,
n.d.).
A second agent describes the market as follows,
Airbnb investment properties in Nashville have become quite popular in recent
years and should be considered a great solution if you’re someone who is looking
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to grow a real estate investment portfolio. Along with a growing population and a
booming economy, Nashville is a great city for any real estate investment right
now, but especially short-term rentals (Holt Real Estate Group, n.d.)
An example of a full Airbnb-designed property listing can be seen in figure 4.1. This
particular location is advertised as,
a centrally located, purpose-built Airbnb condo development with 20 ownership
opportunities. Designed to appeal to weekend visitors, families, and friend groups,
Jolene features 8 distinct floor plans ranging from 1 bedroom condos to 3
bedroom + bunk room condos. Initial pricing is expected to range between
$349,900 and $679,900.
Furthermore, the listing states the building is,
zoned MUG (mixed-use general) and located on a collector street giving owners
the confidence that these units will be Airbnb condos for many years to come.
This is one of twenty-one Airbnb condo-only buildings listed on a local real estate
website with 454 individual units available for sale, only one of which has not been sold.
While the model of building new complexes to meet demand works in some
multi-use or commercial areas and somewhat protects residential areas, when a Miamibased developer, Niido, purchased a 328-unit apartment building in the SoBro area of
downtown with the plan to convert and to rent it out exclusively through Airbnb as shortterm rental accommodation, local residents paid the price. In 2018, CEO Harvey
Hernandez was quoted in the Tennessean newspaper stating:
Homesharing is here to stay. As developers, we’re not only embracing it but also
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Figure 4.1 Airbnb condos listed for sale, Nashville, TN

Source: Hammond, 2021
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enhancing it to bring a full suite of living solutions to residents and guests. People
should have the flexibility to maximize extra space to lead the life they want
(McGee, 2018).
However, Niido quickly came under fire from residents as they were notified their leases
were being terminated or would not be renewed, and from Airbnb itself who eventually
filed a legal action to terminate the relationship in early 2020 alleging the company,
stole funds, made unauthorized loans to other Hernandez-controlled companies,
fraudulently backdated documents, breached contracts, and then lied repeatedly in
an attempt to cover their tracks (Koehn, 2020).
In a statement released by Niido’s parent company, NGD Homesharing, LLC, the
company countered,
This is a case of a big corporate player attempting to use its size (and litigation
tactics) to improperly usurp an innovative business and technology from the
hardworking founder and the Miami-based NGD company. The lawsuit filed by
Airbnb in California is both legally defective and factually inaccurate. The
baseless lawsuit was filed by Airbnb in an effort to exert influence on NGD
Homesharing, LLC in connection with business negotiations. Airbnb is
attempting to deflect attention from its own pattern of wrongdoing and bad
conduct in connection with its ownership interest.
We are confident that the true facts will come out in the coming days to
demonstrate Airbnb’s wrongful conduct, and NGD Homesharing LLC will be
vigorously protecting its rights (Koehn, 2020).

155

While zoning protections prevent this scenario from playing out in more single-family
residential areas of town, downtown zoning classifications, with no protective overlays,
could not protect residents of the Olmstead community leaving them vulnerable to STRinduced displacement, a known consequence of urban gentrification.
Enforcement
As the legislation was passed, issues with the enforcement of STR policy across
the city arose. Initially,
the biggest challenge was managing the growth. We had the policy, we had the
product, but didn’t have the right amount of staff in these departments. For codes
and for us to get enough people to actually issue the permits and make sure people
were operating honestly [meant] they [city staff] would have to spend inordinate
amounts of time just trying to figure it out. The smarter short-term rental hosts
wouldn’t show the outside of the house, so they'd have to try to figure out where
is this exactly located? And, is it permanent or not?
This created a situation where city staff could not keep up with the enforcement demands.
In response, the city hired a third-party software company to ease the burden STR
legislation had placed on zoning and codes administration employees. As one
councilmember explained,
we entered into a contract with a company called Host Compliance, and the Host
Compliance software has been the most helpful as they monitor a lot of the shortterm rental sites, and they are able to match up, here's a listing and is that listing
permitted? That, that has been an immense time saver for our staff.
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This was further regarded by another council member as a “gamechanger” in the way it
has been able to monitor permitting processes and the legality of STRs more effectively
and efficiently saving considerable time and effort for the city. The company itself touts
Nashville as one of its greatest success stories. Per the company’s website,
the Codes Department was struggling to enforce their short-term vacation rental
regulations (STR) through a mostly complaint-driven process. With Host
Compliance, Nashville has more than doubled their compliance rate; 91% of
STRs have a permit and are paying taxes with Metro (Granicus, n.d).
Further adding,
Since implementing Host Compliance, Nashville has more than doubled their
compliance rate; 91% of STRs have a permit and are paying taxes with Metro
(Granicus, n.d.).
But permit compliance has not been the only enforcement issue the city has faced. As
explained by one council member,
from my view, the struggle is with the enforcement of true owner-occupancy
rules. In other cities, by limiting the number of days, it's easier to prove. We
haven't taken that step in Nashville. We have a little bit of problem with that [true
owner-occupancy] but mostly it's a problem of enforcing some of the disruptive
behavior. If repeatedly your guests cause problems, that there should be a
consequence for that and there really isn't right now.
This speaks to a greater and largely unexpected issues that have arisen with enforcement
caused by interference from the state legislative body.
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Denial, Suspension & Revocation of Authorization
Nashville established a three-strike system implemented with the belief that
sometimes incidents will happen, but if a property becomes consistently problematic,
there should be consequences. One councilmember explained,
the policy we have is a three-strikes policy that says, if disruptive behavior
happens, if the police are called for noise or whatever, after three times within a
twelve-month period, that you could get your permit revoked.
However, the State of Tennessee has effectively tied the hands of the city in regard to
enforcement of this policy. As explained by a council member,
the problem that we have is that our state legislature’s view is that, even though
those permits are only for one year, that is a property interest, and we are a
property rights state. So, in our courts, it's very difficult to prove those things
through evidentiary rules.
This makes the board of zoning appeals very reluctant to weigh in on matters of violation
and enforcement. When legal challenges arose, the state upheld that,
from the property rights viewpoint, if I own this property, I should be able to do
whatever I want to with it. This doesn’t take into account, I own the property next
door and I should be able to feel like my child is safe walking into my living
room.
Ultimately, according to a city council member, the state ruled that,
you [city council] can’t take away a permit because they broke a law specific to a
short-term rental, but you can take a permit away if they break a law that
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everybody has to go by. So, that would include the noise ordinance and it would
include parking on the grass and blocking driveways and stuff like that.
The general belief at the state level is that STRs cannot be treated and regulated in ways
different than other rentals. Therefore, according to one councilmember,
the state has tied our hands not being able to revoke that permit for that owner
[drunk guest] and that’s just maddening.
At the peak of the dispute between the state and the city, according to one
councilmember,
the state was deciding they were going to regulate it instead of us which we
thought was crazy because Nashville is totally different than Sevierville, and
Memphis and Jackson and it just didn’t make any sense for it not to be local. So,
we all went to the state on that and said, whatever you do, leave us in control
because it’s so different in every single city.
But even though control was left to the local authority, the contradictions between Metro
Nashville’s effort to regulate the market and the state's effort to protect property rights
continued to complicate matters. According to one city council member,
one of the things that the state seemed to try to do was to say, you can totally ban
short-term rentals where we live in Williamson County, but not in Nashville. Our
state does that a lot because people are making their money in Nashville and if
you take it away, like, oh my god, you're interfering with business. So, there's a
lot of kind of double-sidedness of our state legislature.
According to other council members,
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the easiest thing to do would be to catch somebody advertising for twenty people
because those are the problem properties. You could just take a screenshot and
take that to court and say they violated our rules, and we need to take this permit
away. But, the state said, there’s nothing in the city law that says twenty people
can’t have a party in the house, so we had our hands tied and we went for, I don’t
know how many years, without revoking a single permit despite some really
awful stories being told.
An important note here as well is that Airbnb itself has also not been helpful in shutting
down problem properties and that the majority of STRs operating in Nashville are not
problematic. As one councilmember explained,
I have to say for all the horrible stories that I’ve told, I know there are lots and
probably thousands of these that are operating like the one across the street from
me. They are just providing an opportunity for parents to come see their
children’s neighborhood, where they’re going to college, or where they are living,
and it's a lovely experience. That’s why I thought it was worth providing rules for
them to exist. But, for the 4000 that are doing it right, there’s these 200 that are
just wreaking havoc and running rough shot over people and getting away with it
and being able to stop that property and not have the platforms back us up like
they say they will has been frustrating.
Violations
In early 2020, the city created a short-term rental appeals board as an additional
effort to alleviate zoning and codes administrative staff from spending exorbitant
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amounts of time “with stuff that shouldn’t really fall under them.” The seven-member
board holds regular monthly meetings and additional special meetings in order to,
hear and decide appeals from decisions made by the zoning administrator
regarding STR permits whereby it is alleged in writing that the zoning
administrator is in error or acted arbitrarily. The board shall have jurisdiction to
uphold, reverse, or modify in whole or in part the zoning administrator's decision
regarding permit issuance or revocation for all permits eligible for review.
The board, however, came into existence at the same time as the global pandemic
massively disrupted the travel industry so meetings have been limited since its formation.
However, the board has been meeting monthly since March 2021 and regularly hears
cases being brought before it for appeal.
Testing the Process at “Celebration House.”
Even with strengthened processes and third-party assistance, issues with owneroccupied permits still exist. In the process of interviewing residents to gain an
understanding of their experiences and perspectives related to the short-term rental
market, a curious case arose. During the notification process required by the city to
receive an owner-occupied STR permit, residents of one Nashville neighborhood began
to investigate the home being proposed and found reason to believe the home is being
falsely presented as owner-occupied. According to one resident involved in the dispute,
the owner of the home is,
trying to get an owner-occupied permit and they have to notify neighbors. So,
we're we are two houses down. I think that they technically only have to notify

161

the people on either side of them, but we got a notification letter that she was
applying for an STR and I thought, oh that's interesting because that house has
been under renovation. It's a huge house so I was trying to figure out what part of
it would be rented out. So, I asked the next-door neighbors and they told me
another neighbor had found out that she was planning on renting it out to
bachelorette parties.
The owner in question created a YouTube video in which she promotes the house in
order to solicit investors for what she refers to as the “Celebration House.” In the video,
the owner clearly states the intent is to create a,
white glove hospitality experience in Nashville for travelers looking for more than
a traditional hotel or vacation rental to celebrate events such as bachelorette
parties and milestone birthdays (Wefunder, 2020).
Further adding,
I fell in love several times the first time I was in Nashville, the music and the
people, the charm, the energy feel walking down Broadway with artists after
artists trying to make a name for themselves. I also noticed there are more groups
of women celebrating in Nashville than I've ever seen anywhere else, then my
business brain turned on (Wefunder, 2020).
Finally, the owner states she,
plans to offer the same high-end experience through lodging, beginning in
Nashville, the Bachelorette capital of the world, by launching our first celebration
house for girl’s trips. The market is with us. Demand for accommodations in
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Nashville has grown faster than any other top 30 US city. I'm now looking for
investors, who also see the potential of CWS Hospitality (Wefunder, 2020).
In addition, the owner had a professional photoshoot for the house to give “sneak peeks”
which have since been revised to reflect the home as “my house” rather than the shortterm rental accommodation which she had previously promoted. Once this information
came to light, neighbors began mobilizing stating,
I sent that [video] to several other neighbors and two of us, and I think the
neighbors on the other side, had already started mobilizing but we didn't know. So
then, I wrote [councilmember] Brett Withers and called codes. My other friend
wrote Brett and called or wrote codes just to ask some questions about like, ‘Can
she do this?’, and then we got more information. So, then I took screenshots of
Facebook pages, I wrote the property management company that had sent the
letter, and, at first, it [the letter] just said she's applying for the STR permit. It
didn't say whether it was owner-occupied, and I was like, she can only get an
owner-occupied and it doesn't sound like that’s what this is. So, I'd written the
property management company and I asked for clarification, and he wrote back
and said, yes. So, I just wrote back and said, ‘Well, I've just recently learned that
she's planning to rent it out to bachelorette parties so, I'm just going to contact my
council person, thank you.’
A short time later, it was confirmed she had filed with the US Securities and Exchange
Commission (SEC) and had submitted a full marketing pitch for the property. As
described by a
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local resident,
if you have investors, you have to file with the SEC and so she had done a whole
PDF presentation, like a pitch, like a marketing pitch about the property. So, we
posted that on the East Nashville Urban Design Facebook page. Then a couple of
people were like, oh yeah, my parents lived next door to this house, and another
person was like, we lived two houses down and we're very upset we've been
trying to talk to council people about it.
Excerpts from the presentation included with the SEC filing can be seen in Figure 4.2.
After residents had gathered this information, they began to post more
information on the social media group page, East Nashville Urban Design, in order to
spread the message to the community. The initial post to social media read as follows,
Thought this was interesting - an individual purchased a home in East and
renovated it into a “celebration house” for high-end bachelorette vacations but is
apparently applying for STR status claiming it as their “residence” (East
Nashville Urban Design, 2021).
As the conversation unfolded and neighbors began to come together and investigate the
situation more in-depth, additional discoveries were made. According to one resident,
They’re saying it’s owner-occupied and told metro & neighbors that it’s owned by
the individual (not the company), but the SEC filings show it as an investmentfunded, LLC-owned asset (East Nashville Urban Design, 2021).
Proof of investor funding was found on the owner’s “Wefunder.com” account as shown
in figure 4.3.
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Figure 4.2
Excerpt from SEC Presentation of Celebration House

Source: Security and Exchange Commission, 2021
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Figure 4.3
Wefunder.com Investor Funding, Celebration House

Source: Wefunder, 2021
Additionally, through the course of the investigation, matters related to the home
loan also came to light. A local real estate agent posted the following on the East
Nashville Urban Design Facebook page,
according to the January 2021 closing, the buyer used an FHA loan which is
specifically designed for non-investor, owner-occupants, and comes with Federal
penalties for violations (East Nashville Urban Design, 2021).
Though the property management company has now notified the neighbors that they are
no longer representing the property, the battle to stop the permit has been more
challenging. Council did flag the owner in the permit system in response to the
neighborhood action. However, the most common feedback on the situation was that it
would be very hard to prove she does not live there. Thus, this becomes a situation
where, if the permit were approved, the neighbors can only watch for violations and
report those as they happen. One resident recalled being told by a council member,
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if she says that she's got a basement apartment and that she's living in it, she could
get the permit. And I was like, ‘well, what recourse do we have as neighbors?’
She's saying she's gonna do all of this. We know that she's gonna do all of this.
Shouldn't we be able to stop it? Even if she was living there a little bit, I feel like
the neighbor is going to be bachelorette parties…Essentially, [the councilmember]
was like, if it gets passed, and, if there are violations of the noise ordinance and
things like that, you can call and report it. So, he gave me those resources.
The work of the neighborhood has been impactful, on September 26, 2021, one month
after the initial conversation began on social media, a local resident posted the following,
just wanted to provide an update we received from codes regarding this property:
307 Chapel has an appeal hearing (tentative) in front of the short-term rental
board on October 27, 2021at 1:00 p.m. The person from codes said that it would
be helpful for neighbors to show up to the hearing to express concerns. Also,
emailing Brett Withers and asking him to share our concerns with the STR board
would be helpful as well. Wanted to share in case anyone wanted to attend the
hearing or reach out to Brett Withers to ask him to share concerns. My family is
planning on attending the hearing (East Nashville Urban Design, 2021).
Nashville’s STR policy subsection “L – Denial or Revocation of Permit” clearly states,
any denial or revocation of an STR permit may be appealed to the short-term rental
appeals board. However, the owner of the house in question failed to show up for the
scheduled October hearing. Per the city’s STR ordinance, by being absent at the first
reading, the appeal is automatically moved to the next meeting. In this case, the next
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meeting is not scheduled until December 8, 2021, forcing the owner and neighbors to
wait an additional four weeks for a resolution.
The Impact of 2020
In March of 2020, Covid-19 effectively shut down the travel industry across the
world. Adding to the distress, Nashville was hit by a tornado just days before the national
shutdown. The one-two punch of a natural disaster and a global pandemic disrupted the
market in many ways, but it also opened a door for Airbnb and the short-term rental
market to return to its initial roots as a provider of community good. During this time, an
interesting submarket emerged that, in East Nashville, minimized displacement and
allowed residents to stay close to the homes and businesses that were damaged or
destroyed in the path of the storm.
In the early morning hours of March 3, 2020, East Nashville was hit by an EF3
tornado. This led to the emergence of a “unique experience” in the community.
That [the tornado] happened right before the pandemic really started to affect
closures here and so it ended up being a little bit of a blessing, quite frankly, for
East Nashville because you did have people that had available Airbnbs. A lot of
times we have what's called a DADU, which is like a backyard cottage, like a
garage cottage. There are a lot of those in East Nashville, our zoning allows it,
even in historic districts. They have to be small and have design guidelines, but
we have a fair number of people that did it. A lot of people who would build those
would use that garage apartment for short-term rental. So, it ended up being a
little bit of a blessing in East Nashville because the tornado happened, then
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tourism tanked, and what a lot of people in East Nashville did is that they opened
up their DADU units to neighbors who lived in the neighborhood where they
might have otherwise been displaced because they would have to move out for
tornado damage. Or, even if their insurance paid for a hotel or something like that,
they wanted to stay close to their properties so that they could keep an eye on or
work with a contractor.
What is important to recognize here is that the timing of the tornado and the dramatic
slowing of tourism in the city provided an opportunity for a significant number of units to
be added back to the housing market in East Nashville minimizing displacement caused
by the tornado. As recalled by a council representative,
I don't know that that would be true anywhere else. It's just that with a tornado
happening and then the pandemic, a lot of people that had these Airbnb units that
were now vacant. So, they opened up their Airbnb bedroom, DADU, or even a
house to neighbors that lived down the street who were affected by the tornado so
they could live there. A lot of times they, in some cases, allowed them to stay
there at cost. You know, just for cleaning fees or whatever, and it ended up being
a really unique community asset for us for disaster response.
Meanwhile, happening almost concurrently on the other side of town, STRs provided a
space for medical staff or families impacted by Covid-19 to safely stay while following
quarantine and recovery protocols. As recalled by a council member,
there were a lot of people who had to quarantine for two weeks or whatever, and
to be able to do a short-term rental for two weeks served them well. There were
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some medical people who just didn’t want to go home to their families and expose
them so there was this really weird COVID related market that appeared out of
nowhere that, I guess hotels could have filled that gap as well, but the STRs are so
much more nimble in terms of adjusting to be whatever they needed to be than a
hotel just because they [hotels] had to lay off their cleaning people and all that
kind of stuff. So, it was harder for them to be up and down.
With Nashville’s substantial healthcare industry, STRs also made a substantial
contribution to the community in a way that also minimized disruptions and provided a
place of safety and rest in another industry that was being hit considerably hard by the
impacts of the pandemic.
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CHAPTER FIVE
DISCUSSION
Issues associated with outdated regulatory policies designed to police and control
traditional business models are leading local governments to consider new regulations in
order to gain control over the impacts generated from the largely unregulated short-term
rental market. The disruptive nature of the sharing economy platform Airbnb effectively
created a new sector of the traditional accommodation market which cities were largely
unable to regulate through existing policy. Furthermore, it was not until consequences of
the rapid expansion of the STR market in and around the urban core were beginning to be
felt that the necessity of regulation to gain control of the rapidly expanding market
became apparent. While every city is unique in its reasoning and approach to regulation,
the findings of part one of this study suggest that patterns are emerging within regulatory
environment in cities across the United States. Using Nashville, TN as a case study, part
two of this study provides valuable insight into the reasons for legislation, how
communities are being impacted, and the ongoing issues cities are experiencing in
regulating the ever-evolving market. To this point, cities are largely drafting short-term
rental policy in a manner which seeks to support the positive and minimize the negative
consequences being experienced in local communities as a result of the rapid expansion
of the sharing economy platform Airbnb. Based on the results of this two-part study and a
review of existing literature, the following suggests areas to be considered when drafting
municipal STR policy that seeks to protect local residents and communities while also
harnessing the economic advantages short-term rentals offer.
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Clear Definition of Terms
Without exception, the primary regulatory issue faced by cities across the world
was the lack of existing policy language related to the short-term rental market. Though
the sharing economy itself is not new, the informal lodging sector which emerged as a
result of the explosive growth of Airbnb worldwide left cities with no way to regulate a
form of tourist accommodation which previously did not exist. For this reason, the first
step for any city must be to clearly define the area of tourist accommodation which now
exists in areas primarily zoned for residential use. Without such action, the short-term
rental market effectively does not exist and therefore cannot be regulated by municipal
code. In addition to the units themselves, it is also important to define the players
involved in process including what constitutes an owner, host, local responsible party,
transient occupant, and platform so that responsibility and accountability can be assigned
to each.
Regulation is Hyperlocal
The short-term rental market cannot effectively be regulated at the state or federal
level and should be left up to municipal governments. Even at the municipal level, it is
very difficult to create and apply blanket legislation due to the hyperlocal nature of the
market and the impact it has on local communities. Lawmakers must recognize what
works in one neighborhood, may not work in another. Nevertheless, cities must keep
control of regulation so that individual council members, who have a more intimate
working knowledge of the needs, wants, and capacities of the districts they represent, can
serve as the voice of and advocate for the desires, however conflicting, of the citizens
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they represent. This is not to say states should be cut out of the process, however. It is
important to recognize that states do benefit from the existence of the short-term rental
market, specifically through collection of tax revenues. It is also important to recognize
states have the ultimate legislative authority over a municipality to strike down any
regulatory efforts that are not in agreement with the legislative body. For this reason,
state level support is critical as without mutual agreement, conflicts inevitably arise as
competing interests of those involved are often pitted against each other making
enforcement difficult. This ultimately creates a situation where local resident lose as it
leaves little recourse for residents who challenge the existence of STRs which do not
align with the character of the neighborhood as was the case in East Nashville with
“Celebration House.” Though the STR permit has initially been denied for this property,
an appeal has been filed with the Short-term Rental Review Board and will be heard in
December 2021. With the state’s history of supporting owner property rights over
municipal level legislation, this sets up a situation in which the city’s interest in
protecting local neighborhoods and the states desire to protect property rights are at odds
with each other leaving the local citizens caught in the middle. Because the state has legal
authority over municipal policy, the city of Nashville’s hand is effectively tied and the
weight of winning a legal challenge, if filed, swings in favor of outside investors. This
leaves local residents with few alternatives outside of reporting violations thereby
diminishing their voice in protecting and preserving the character of their own
neighborhood.
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Two things of note are important here. First, no one interviewed for this project
expressed any anti-short-term rental stance. On the contrary, all recognized the place
Airbnb holds in the tourism market and in supporting the local community. The primary
motivation of the residents was not to prevent STRs from existing in their neighborhood,
but to prevent potentially deviant behaviors, which has been well documented in other
areas of the city, from disrupting quality of life for local families. Second, it is important
to acknowledge that in other areas of town, the existence of “Celebration House” would
not be as hard fought. Though the area has been subject to gentrification since 2008, East
Nashville has long been seen as a highly residential, family-friendly area in which urban
residences and commercial businesses not only coexist but thrive. Other areas of town
which are not seen as the same family centric environment are often more accepting of
behaviors associated with large groups such as bachelor or bachelorette parties which are
a substantial part of Nashville’s tourism market. This speaks to the hyperlocal nature of
STR policy recognizing that not all neighborhoods have the same historical, economic,
and demographic evolution. Therefore, in other areas of town, a property like
“Celebration House” or similar business models, can and do work with less disruption to
the local environment.
Complimentary Regulations are Necessary
STR policy on its own cannot completely protect a city from the pressures that
arise with the increased presence of transient occupants including housing availability
and affordability and nuisance disruptions that impact daily life in a community. Zoning
tactics in particular have proven to be very effective in Nashville. Downzoning in
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particular reduces the density of housing permitted in a specific area by limiting the size
and scope of building projects. This protects local neighborhoods from a developer
purchasing a house, tearing it down and building a new home on the property that does
not align with the original character of the neighborhood. For example, a developer
cannot come in, purchase a single-family home, tear it down, and build two “tall and
skinnies” on the same property.
Zoning overlays are also an effective complementary method that limits the
capacity of developers to purchase property and redevelop it without first rezoning the
property. This is not to say it is impossible for a developer to do so. It does, however,
give the existing residents more control in the process. Through the process of rezoning,
public meetings are required giving residents a platform to engage in the process and
express any support or opposition for a proposed project. Without overlays, a developer
can essentially come into an area and do whatever they want leaving the local residents
and business owners with little to no recourse or voice in the process. Zoning has been an
effective strategy in Nashville, particularly with the newly created “NS” or no short-term
rental zones. Additionally, many cities including Charleston, SC, Kansas City, MO, New
Orleans, LA, and Oklahoma City, OK among others utilize historic overlays to protect
specific areas of the city in order to protect and preserve the historic nature of the
neighborhood. STR regulations are often very strict in these areas and, in some cases,
completely disallowed.
The complex nature of the short-term rental market makes it very difficult to fully
control and manage its growth without a multi-facited approach. Other areas which can
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be beneficial in this manor are building and safety codes, tax requirements, and nuisance
related ordinances such as noise, trash and recycling, and parking restrictions. As many
cities have displayed, STR policy has largely been drafted as a reaction to problems
which were being experienced in a particular city with a specific outcome in mind. This
has created considerable variations amongst policies from city to city and prevented the
emergence of a true “best practice.” As the market has continued to evolve however, it
has become clearer that the use of complimentary ordinances is highly effective in
managing the growth of the industry particularly where cities seek to minimize negative
impacts which sometimes arise from the increased presence of Airbnb as a tourist
accommodation offering.
Minimize the Negative Impacts
The most widely felt negative consequences across an impacted city are those
associated with known gentrification pressures related to housing availability,
affordability, and livability of a local neighborhood for long-term residents. Three factors
are important here in potentially alleviating the pressure being applied to the housing
market through STR policy. First, by limiting or outright banning non-owner occupied
units in which the owner rents an entire home, is not present during the guests stay, and
the unit itself is not their permanent place of residence, some control is exercised by the
city in preventing disruption. Where an outright ban is not possible or not the most
suitable course of action, cities can also set strict limitations to the number of days a unit
is allowed to be rented out on the short-term market, a tool also employed by some cities
to restrict whole house owner-occupied rentals. Furthermore, by enacting density
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restrictions which limit the number of STR units allowed to be offered in specific areas of
the city a local government can work to prevent single-family neighborhoods from being
overwhelmed by the number of STR units present. In multi-family areas density
restrictions are also an effective way of preventing entire dwellings from being removed
from the long-term market and turned into short-term rental accommodations. However,
an important lesson learned from Nashville’s experience is to take a number per block or
per street approach over a percentage per census tract to prevent clustering in certain
areas which has the potential to “hollow out” an area. When this happens it can easily
turn a neighborhood from an area of residential families to one of transient occupants
which no longer accommodates long-term residents.
Third, in order to protect the character, safety, and quiet enjoyment of all
residential areas, it is critical that cities establish within their policy clear standards which
protect local residents and the quality of life in the neighborhood in which they reside.
This can be done in several ways. First, by enacting gathering restrictions and limitations
on how a STR can be used along with strict noise and nuisance regulations, required
compliance with all city safety codes supported by inspections from local authorities,
parking restrictions which minimize the number, type, and location of vehicles allowed
both on and off of the property, and clearly outlined expectations related to trash removal
and other sanitation requirements. This is an area in which complimentary ordinances and
cooperation with the state is critical as exemplified by the conflict between the city of
Nashville and the state of Tennessee. The state stepped in and essentially invalidated
Nashville’s effort to apply stronger restrictions to STR properties in the city on the
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grounds they could not be held to a different regulatory standard than any other resident
or business owner operating in the city thus rendering enforcement of the requirements,
which are currently on the books, impossible.
Additionally, responsibility to uphold STR standards should not fall solely on the
homeowner. By outlining expectations for all parties involved, a city can more effectively
disincentivize unlawful or nuisance behavior on all accounts. Moreover, insurance is also
an important requirement here not just for the protection of damages to the home itself,
but for the protection of all parties impacted by the presence of a STR unit including the
owner and/or host, transient occupants, and adjacent neighbors. Finally, where safety and
quality of life disruption is a concern, notification of neighbors with a timeline for
discussion and appeal prior to the issuance of a license should also be considered.
Maximize the Advantages
Overall, the presence of STRs in a community can provide considerable positive
impacts when the negative effects are properly mitigated as evidenced by the emergence
of the sub-markets which emerged in Nashville during the global pandemic. For both
medical professionals and other parties who needed space to quarantine and in the East
Nashville community, the platforms ability to quickly adjust to the conditions minimized
life disruption, and more importantly, full displacement when a tornado struck East
Nashville causing widespread damage in areas east of downtown. Short-term rentals were
quickly able to step in and fill a gap in ways that the long-term rental market or
traditional accommodation sector could not.
The platform also harbors significant economic advantages for tourists who now
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expect this as an accommodation offering, often at a lower cost than traditional
accommodations. Additionally, residents who are able to earn additional income by
renting their property or an available room out to tourists, are able to gain greater
financial stability in a city in which the cost of living continues to rise. Finally, there is
considerable economic benefit for state and local governments who, with proper policy
requirements, stand to gain additional revenues through occupancy, sales, and other local
taxes paid by owners. For this reason, while it is critical to build policy which seeks to
minimize the negative impacts, it is also important to build policy in a way that
recognizes and supports the advantages the STR market brings to local communities.
Local Residents
Airbnb provides an important economic opportunity for local, long-term residents
and homeowners by providing a means to earn additional income with minimal effort and
investment. By allowing an avenue by which residents can lawfully provide overnight
accommodation to transient occupants in their residence whether by renting part or all of
a home on the short-term rental market, cities encourage homeownership, incentivize
proper upkeep and maintenance of a property, support increased property values, and
provide an opportunity to gain greater economic stability for families and for the local
community. For this reason, outright bans for STR in any form runs the risk of negatively
impacting local residents and should be avoided where possible. However, through the
creation of categories of STR types in conjunction the effective use of zoning codes, the
needs of a city and its residents can be better met providing a net positive for residents,
business owners, and investors alike. While most often these categories are associated

179

with the primary use of the dwelling unit itself and/or the permanent residence of the
owner, identifying various areas of a city which are more amenable to the presence of
STRs and applying zoning protections accordingly, is a useful tool as it helps to identify
and establish areas considered to be more critically in need of protection, thereby
justifying stronger regulations, such as historic and single-family residential areas.
Municipal Government
By establishing tax requirements and fee structures for operators of STR units,
local governments can harness the economic advantages which have been largely missed
prior to the clear establishment of the market as a formal accommodation sector. Through
the payment of tax revenues commonly associated with the tourism industry, the STR
market is not only held to the same standard as other, more traditional accommodation
sectors such as hotels and bed and breakfasts, but it also serves as an increased revenue
stream for the city. It is important to also outline clear requirements for who is to collect
and remit the required taxes and in what increments. There is now a standard by which
negotiations can take place and agreements generated between a city and Airbnb that
requires the platform to collect and remit taxes on the owner’s behalf cutting out the
middleman and leaving less room for non-payment by an owner or operator of a STR
unit.
The Process Will Be Tested
Without clearly outlined consequences and effective means for enforcement,
STR ordinances will remain largely ineffective. First, a city must establish an existing
department or authorize the creation of an entirely new one as legal authority so that the
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process becomes centralized and more easily monitored. At a minimum this department
should be used to house the licensing and registration of all STR units operating within
the city as well as the booking platforms which facilitate any marketing, advertising, or
reservations for an owner. Without proper authorization and record keeping by both the
owner and an authorized platform facilitating STR bookings, it is virtually impossible to
monitor compliance with requirements outlined by municipal code. Using licensing and
registration fees or tax revenues where permissible to hire a dedicated person or, where
warranted, create an entire department is an effective way to generate the revenue
required to undertake the costs associated with additional employees. However, this is
often a task that creates considerable burden on existing staff, even when additional
employees are added. For this reason, third party platforms such as Host Compliance
have proven to be effective in policing regulatory compliance of STR listings while
simultaneously reducing the strain on city employees. Whatever the approach, having
clear policy guidelines and a centralized location which enforces them is critical when
challenges arise.
Additionally, cities must have plainly outlined reasons for denial, suspension, or
revocation, substantial penalties and fines for violations which accumulate daily, and an
established process for notification, hearing, and appeal protects the city, property owner,
local responsible party, booking platform, and guests when violations occur. By
establishing a review board some of the pressure can be taken off of city employees to
review and hear appeals. It is also important to engage platforms, which it is suggested
should also be legally authorized by a city to operated, such as Airbnb in this process as it
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provides an additional layer of enforcement by requiring any unlicensed listing, one that
has reached its maximum number of nights permissible to be offered as a short-term
rental, or one that is found to be in violation resulting in the revocation of its license be
removed from the platform. From the revenue perspective, as mentioned above, requiring
a platform to collect and remit taxes is also helpful in the enforcement of local tax
requirements.
Finally, gaps will be exposed as the process is applied and ultimately test as was
the case in Nashville. Though the notification of neighbor’s requirement was very
effective in giving the residents of the area a “heads up” that an STR permit had been
applied for, major weaknesses in the system were exposed. First, neighbors quickly found
out it is very difficult to prove someone does not live in a dwelling. While Nashville’s
policy does require proof of residency, something as simple as a valid Tennessee driver’s
license and a voter registration card or proof of insurance acts as proof of owner
occupation. Though the use of the third-party platform Host Compliance has helped
greatly in the verification process, the policy itself must be stronger and include multiple
layers of protection.
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CHAPTER SIX
CONCLUSION
This research aimed to examine existing policies, policy processes, and perceived
community impacts of the short-term rental market in urban communities with high
densities of active STR units in order to inform local decision-makers and stakeholders in
the formation of future policy decisions. Overall, the findings of this research are meant
to provide a deeper understanding of the policy environment and local community level
impacts being experienced in cities where tourism is part of the economic engine. In part
one of the study, emergent themes found consistently from the data across all policies
took five major forms: Purpose of Regulation, Definitions, Licensing, Registration &
Application Requirements, Operational Requirements, and Enforcement. Part two of this
study presented a case study of Nashville, TN to give real-life context to the
implementation of policy themes determined in part one. Part two specifically examines
stakeholder experiences and perceptions of the policy process, design, and factors leading
to the passage and subsequent revisions of short-term rental regulations in the city. These
results highlight the many factors impacting cities as they seek to manage the growth of
the short-term rental market and the development and implementation of effective policy
in the urban environment. The findings of this study also reveal common themes and
potential best practices for cities as they try to create stronger communities for their
residents and visitors alike. The goal of community development is to improve the social,
cultural, and economic well-being of community residents (Arai & Pedlar, 1997;
Jakobcic & Stokowski, 2019). Leisure experiences provide an avenue for such
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development in communities by providing opportunities for people to come together for
the common good in green spaces, sporting events, festivals, concerts, and travel, among
other things (Arai & Pedlar, 2003; Oh, Richardson, & Lacher, 2016). Leisure amenities
contribute substantially to making a community a more desirable place to live, work, and
play while at the same time becoming a sought-after tourist accommodation location as
the market has shifted toward a more authentic travel experience as promised by Airbnb
and other STR providers.
The explosive growth of Airbnb has raised concerns for lawmakers as they
struggle to understand the largely unexpected and unintended consequences it is having
on local communities and residents. Across the United States cities are regulating the
short-term rental market in ways that are largely reactive to and representative of the
consequences being experienced by its rapid growth within the urban core. However,
Airbnb regulation raises complex questions around individual property rights,
neighborhood protection, taxation, access to affordable housing, enforcement, and
economic activity generated by visitor spending (Park, 2019). With the rapid expansion
of Airbnb as a new and disruptive evolution of the traditional accommodations sector,
existing policies have been challenged in ways that have resulted in inconsistent action
by policy makers as they try to reign in the negative consequences being experienced in
local neighborhoods while at the same time maximizing the positive economic benefits
associated with increased income for those, at both the individual and municipal level,
who are able to capitalize on the additional revenue provided through peer-to-peer
exchange. For a moderate-income owner with spare space to rent, Airbnb represents a
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form of financial stability. For long term residents, it may incite fear of their neighbors or
themselves being replaced by anonymous short-term visitors with little or no investment
in the community. For Airbnb and many professional owners, the role of the short-term
rental market as an enabler of economic growth and provider of low-cost accommodation
becomes central to their argument for limited regulations. All of these are important
points of view to be considered when crafting STR policy meaning that, for local
governments, finding ways to regulate that protects local residents and the communities
while also harnessing the economic advantages Airbnb offers is a primary issue (Rae,
2019). Though there are inconsistencies in how STR policy is being crafted, common
patterns have emerged as ordinances are largely centered around ways to prevent the
exploitation of an area with strong tourism appeal by outside investors or non-owner
occupied property owners yet still support the advantages it brings to a community.
Ultimately, short-term rentals are now an expected offering for tourist in cities
across the United States and a peaceful coexistence amongst local residents, property
investors, and government officials must exist. The findings of this study suggest that
while the growth of the market does pose real threats to the quality of life in residential
neighborhoods, overall, the presence of STRs is beneficial in many ways and at many
levels and can provide significant advantages to a community with proper regulations in
place. As the market itself continues to evolve and new issues arise, policy adaptations
will be necessary.
Limitations of the Study
When considering broader implications of the findings of this study, it is
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important to take a look at the limitations of the research. First, a policy scan, though an
effective tool for gaining an understanding in a complex, dynamic, and uncertain policy
environment, is limited in that it is static and provides limited knowledge of possible
improvements to current policy on its own. Additionally, this methodology does not
allow for measurement of the magnitude or weight of benefits and costs across
stakeholder groups. Thus, a case study approach was utilized in part two to provide
important perspective by examining stakeholder experiences and perceptions of the
policy process, design, and factors leading to the passage and subsequent revisions of
short-term rental regulations in Nashville, TN. However, a case study is limited in that
the single unit of analysis significantly narrows the scope and thereby the generalizability
of the results of the study. Furthermore, it is important to note that a very small number
of interviews were conducted in part two of this study. Though multiple methods of data
collection were used to overcome the low number of interviews, professional property
managers, developers, and investors were not included in the findings. Finally, related to
bias, it must be mentioned that the researcher is a native of Nashville, TN and currently
resides in the city and therefore holds a strong orientation toward the resident perspective
in this study.
Future Research
The body of literature related to the positive and negative impacts continues to
grow, however, because of the newness of the platform, the issue is still evolving leaving
several areas to pursue new areas of research. Based on this study, areas for future
research are outlined below.
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Impacts of Covid-19 on the Market
The impacts of the severe reduction of travel across the world as a result of the
global pandemic and subsequent lockdown were felt far and wide. Cities like Nashville,
which rely heavily on the tourism market, experienced dramatic reductions in the number
of visitors beginning in March 2020 which in turn significantly impacted visitor
spending. The state of Tennessee as a whole saw a thirty-two percent reduction in visitor
spending falling from $24.5 billion in 2019 to just $16.8 billion in 2020 (TN Department
of Tourism Development, 2021). In Nashville specifically, after years of unprecedented
tourism growth which served as a catalyst for increased accommodation demand and
investor appeal, visitor spending dropped forty-three percent in 2020 falling from a
record breaking $7.9 million in 2019 to $4.4 million (TN Department of Tourism
Development, 2021; Visit Music City 2021). Things brings to light several questions
which could be pursued as a research study. First, did the number of short-term rentals,
particularly the non-owner occupied model, reduce as a result of travel restrictions placed
on Nashville and cities across the world? While the reduction in travel made short-term
rentals available in a way that provided strong community support during both the
pandemic and the tornadoes in March 2020, it remains to be seen whether or not owners
were able to absorb the financial loss in the way a major hotel chain could or if they were
forced to sell their property or put it on the long-term rental market in order to cover the
cost of ownership. It is important to note here as well, the housing market in Nashville,
and in many cities across the United States, exploded in 2020. The US housing market
gained $2.5 trillion in value in 2020, the largest single year gain since 2005 (Richardson,
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2021) with existing home prices reaching their highest value in 13 years (Santarelli,
2021). This brings to light additional questions as to whether some communities will
experience a “boom-bust cycle” where a rapid business increase is then followed by a
rapid business decrease. Additionally, questions persist around whether a hot real estate
market, the expansion of the short-term rental market, and tourism growth are working
together to drive up housing prices and the subsequent impacts that is having on housing
availability and affordability in Nashville and other cities with strong tourism appeal and
dependency across the United States.
Changes in Accommodation Demand
It remains to be seen in the STR market will in fact slow as the city reemerges
from the pandemic. The hotel gap that existed pre-pandemic has effectively been closed
as, even though tourism stopped, the building didn’t. Prior to the pandemic, Nashville did
not have enough hotel rooms available to meet visitor accommodation demand.
Regardless of Covid induced closures to many tourism venues and cancellations to nearly
all major events and conferences, construction of new hotels in Nashville remained
steady. Now that tourism, with the exception of conferences and international travel, has
returned to the city, questions surrounding the share of the market, which short-term
rentals have consistently held in Nashville at roughly sixteen percent, will remain high or
will lessen now that more traditional hotel options are available.
Conversely, though tourism slowed down significantly during 2020, it did not
stop completely. Questions related to visitor comfort level should be studied to examine
whether Covid-19 shifted more people into areas like East Nashville away from
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downtown to avoid large crowds on Broadway and the surrounding areas in favor of
visiting smaller, more restricted venues in areas of town which do not generally
experience overcrowding similar to that of Nashville’s marquee tourist attraction, the
“Honky Tonks” on lower Broadway.
Effects on Housing Affordability and Availability
There are substantial questions as to whether Covid will ultimately serve to
permanently slow down the STR market and the gentrification pressures it has brought to
the city with its rapid growth and investor appeal. Before the pandemic, in the
Hillsborough Village area, residents of two apartment communities had been served
notice that their lease was to be terminated because the full complex was being converted
from its original purpose of the long-term rental to short-term. Further study is needed to
measure the effects of Airbnb on housing availability and affordability in strong tourism
markets. To do this, comparative hedonic pricing models could be utilized to measure
longitudinally over time whether property values and sales changed in neighborhoods
with high numbers of short-term rentals in order to gain understanding as to whether
cities are experiencing changes as a result of the STR market.
Implications for Practice
First and foremost, when developing any form of STR regulation, it is imperative
that the governing body define what is considered a short-term accommodation. Most
commonly across the US, less than thirty days constitutes a short-term rental.
Additionally, though only one level of regulation will not effectively manage the STR
market, ordinances should primarily sit at the municipal level with additional supportive
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legislation at the state and neighborhood level. In short, if a state does not agree with an
ordinance passed at the municipal level, it has the authority to override local law thus
mutual understanding and acceptance must be reached between the two in order for any
law to be effective. Outside of any state and city efforts to regulate STRs in a community,
a neighborhood can also construct effective bylaws through local homeowners
associations and other neighborhood groups which have authority to create and enforce
rules by which residents must abide. This speaks to the hyperlocal nature of STR
ordinance and allows citizens who are potentially most impacted to have more control
over the presence of tourism accommodations in their neighborhoods. Next, utilizing
other policy instruments in support of existing STR legislation such as zoning overlays,
nuisance and safety related ordinances, and tax requirements will help create a multifaceted approach that is more effective in managing the growth of the industry and
minimizing the negative impacts which sometimes arise from the increased presence of
STR units in a neighborhood.
Though a blanket approach to legislation will not work due the hyperlocal nature
of the STR market, important considerations regarding minimizing the negative impacts
on local citizens include density, capacity, and gathering restrictions, rigorous
requirements for owner-occupied versus non-owner occupied units, and strong
neighborhood protections must exist within any policy. With density restrictions
specifically, a per block cap should be considered to prevent heavy concentrations of
STR units in any one area. This works in tandem with capacity and gathering restrictions
as it prevents neighborhoods from being overwhelmed by transient occupants when STR
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units are operating. Finally, it is very difficult for a city to manage the authorization,
compliance, and enforcement of STR codes without outside assistance. Effective ways to
help manage this include enlisting third party organizations which take the burden of
reviewing STR advertisements for compliance off city employees. Additionally, creating
a review board to hear any appeals also alleviates some of the burden of enforcement by
providing an avenue for cases to be heard and decided by a group of appointed officials.
Finally, STR platforms such as Airbnb should be held accountable and required to assist
in the enforcement of all STR codes including licensing, advertising, and tax remittance
at a minimum.
Ultimately, there is no one size fits all answer to STR regulation and with the
disruptive nature of the market, specifically the rapid growth and continued evolution of
the Airbnb platform as well as new platforms entering the market, it is highly likely that
no true “best practice” will emerge in the same way that the tradition accommodation
model has been regulated. However, this study provides some guidance in the formation
of regulatory restrictions that protect the interests of all involved yet prioritize the
concerns of local residents by examining existing policies, policy processes, and
perceived community impacts that can be used to inform local decision makers on future
policy decisions.
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Appendix B
Interview Guide – City Administration & CVB
Demographic & Background
• Tell me a little bit about yourself and your relationship to the city
o How long have you lived here?
o What is your profession (outside of what you do as a council member)?
o If not from Nashville, what drew you here?
•

What is your role on council? How long have you been in this position?
o What committees do you serve on?
o What led you to want to pursue your current role on council?
o What have been some of the bigger issues you have experienced/worked
on council member?

•

Do you currently manage any form of short-term rental unit?

•

Is your permanent place of residence located in close proximity to a short-term
rental unit?

Policy Making from Admin Perspective - Shift to Airbnb (overview of how it
happened/how it evolved)
• Were you active in the Airbnb policy process? What was your role?
o What can you tell me about your earliest memories having to deal with
AirBnB on city council?
•

What has the evolution of Airbnb been from your perspective? (historical
perspective of how things have changed)
o What were some of the early aspects that the city was trying to deal with
related to Airbnb that council had to manage?

•

What feedback (positive and/or negative) did you receive from your constituents
before, during, and even after the passage of the STR ordinance?
o What were residents and/or business owners experiencing in your district
and across the city?
o Who was being impacted most?
o Whose voice do you feel carried the most weight during the process?

•

What became the primary motivations for Nashville to start the process of
authorizing and regulating STRs in the city?

•

What, if any, changes are you seeing in the STR market now that travel
restrictions have been lifted?
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o Have the impacts of the COVID-19 induced economic slowdown changed
perceived impacts and/or benefits of the short-term rental market?
Shift to personal perspective (remind names will not be shared)
• Do you believe current short-term rental ordinance(s) are effective in managing
the growth of the short-term rental market?
o Have there been any issues with enforcement?
o Have there been any legal challenges?
•

Do you believe there are gaps in the current policy that need to be addressed?
o Did the economic slowdown brought about by reduced tourism due to
COVID closures exposed any other gaps in policy?

•

Do you believe short-term rental units provide overall benefits to the community?
o Do you believe current short-term rental ordinance(s) does enough to
protect/maximize the benefits to the local community?

•

Do you believe short-term rental units have the potential for negative
consequences to long-term residents of the city?
o Do you believe current short-term rental ordinance(s) does enough to
protect local communities from these consequences?

•

Do you believe the current STR policy is strong enough to withstand the current
rise in real estate investment/demand in Nashville?

•

Please explain how STR policy can be improved to better meet the needs of the
community
o If you could design the “optimal” municipal STR policy, what would it
look like?

* Remind interview will be recorded and transcribed for dissertation purposes
**Ask for references of others to talk to
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Appendix C
Interview Protocol – Local Residents
Demographic & Background
• Tell me a little bit about yourself and your relationship to the city
o How long have you lived here?
o If not from Nashville, what drew you here?
•

Is your permanent place of residence located in close proximity to a short-term
rental unit?
• If so, have you experienced any STR related disruptions in your neighborhood
as a result of short-term rental guests?

•

Do you currently manage any form of short-term rental unit?

Policy Making from Resident - Shift to Airbnb (overview of how it happened/how it
evolved)
• Were you active in the Airbnb policy process? What was your role?
o What can you tell me about your earliest memories having to deal with
AirBnB as a resident?
•

Do you believe current short-term rental ordinance(s) are effective in managing
the growth of the short-term rental market?

•

Do you believe current short-term rental ordinance(s) do enough to protect local
residents?

•

Please explain how STR policy can be improved to better meet the needs of the
community

•

What, if any, changes are you seeing in the STR market now that travel
restrictions have been lifted?
o Have the impacts of the COVID-19 induced economic slowdown changed
perceived impacts and/or benefits of the short-term rental market?

Shift to personal perspective (remind names will not be shared)
• Do you believe current short-term rental ordinance(s) are effective in managing
the growth of the short-term rental market?
o Have there been any issues with enforcement?
•

Do you believe there are gaps in the current policy that need to be addressed?

•

Do you believe short-term rental units provide overall benefits to the community?
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o

Do you believe current short-term rental ordinance(s) does enough to
protect/maximize the benefits to the local community?

•

Do you believe short-term rental units have the potential for negative
consequences to long-term residents of the city?
o Do you believe current short-term rental ordinance(s) does enough to
protect local communities from these consequences?

•

Do you believe the current STR policy is strong enough to withstand the current
rise in real estate investment/demand in Nashville?

•

Please explain how STR policy can be improved to better meet the needs of the
community
o If you could design the “optimal” municipal STR policy, what would it
look like?

* Remind interview will be recorded and transcribed for dissertation purposes
**Ask for references of others to talk to
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